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ROXBURV  ACTION  PROGRAM 

10  LIN  WOOD  STREET    •    ROXBURY,  MASSACHUSETTS  02119    •    (617)442-4400 


January  30,  1985 

To  All  Concerned  Citizens: 

Roxbury  Action  Program  is  pleased  to  make  available  for  your  review  this 
study  of  "Dudley  in  2001",  which  makes  a  statement  about  what  we  think  are 
the  issues  around  who  should  control  a  revitalized  Dudley  area. 

It  is  clear  that  what  we  are  advocating  is  consistent  with  RAP's  basic  agenda 
for  Highland  Park  and  that  is,  that  revitalization  should  take  place  to  benefit 
those  that  have  endured  during  the  toughest  of  times  and  under  great  duress 
that  they  share  in  the  benefits  of  a  revitalized  economy.  That  the  ethnic  make-up 
of  the  neighborhood  be  preserved,  and  the  related  culture  expand  and  thrive 
in  its  wholesome  atmosphere. 

Because  there  was  a  vaccum  of  leadership  particularly  from  the  public  sector, 
definitely  none  from  the  private  sector,  we  took  it  upon  ourselves  to  set  the 
stage  so  that  dialogue  could  begin  to  bring  about  an  orderly  process  to  ensure 
our  rightful  level  of  participation.  What  we  have  before  us  is  a  challenge,  and 
the  only  way  to  meet  that  challenge  is  to  define  the  ground  rules  that  suit  the 
community's  needs  best. 

A  public  /private  partnership  similar  to  the  Parcel  Southwest  Corridor  Parcel 
18  +  Agreement  is  one  such  vehicle  that  binds  these  parties  to  a  communication 
and  decision  making  process  as  equal  partners  should  be  given  the  highest 
consideration  as  quickly  as  possible. 

When  we  initiated  this  study,  it  was  clear  that  Dudley  would  be  a  strategic 
land  use  development  node  that  would  be  pivotal  to  creating  a  stable  minority 
community;  and  which  has  now  taken  on  greater  proportions  based  on  the  energies 
and  desires  of  the  new  administration  that  makes  our  earlier  vision  seem  pale. 

This  is  precisely  why  we  ask  the  question,  Dudley  in  2001  -  After  the  EL  Center 
for  whom?  Our  recommendations  should  highten  discussion  about  the  community's 
need  for  participation. 

I  want  to  thank  Dr.  James  Jennings,  Dean  of  the  University  of  Massachusetts; 
Professors  Mauricio  Gaston,  Marie  Kennedy,  and  the  students:  Bonnie  Kanter, 
James  Lescault,  Mary  Jane  O'Meara,  Barbara  Sklar,  and  special  thanks  to  Barbara 
Gomes  Beach,  from  M.I.T.  and  an  associate  of  R.A.P.;  who  urged  me  to  involve 
us  in  this  study  because  all  we  were  getting  was  a  lot  of  verbal  dialogue  and 
no  one  taking  the  lead  role  in  moving  the  community  to  take  action  to  set  their 
own  agenda. 


Sincerely, 


Lloyd  H.  King 
Executive  Director 
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INTRODUCTION 

By  193ft,  the  Orange  Line  Elevated  Transit  Line,  also  known  as  tne 
"El",  wil  be  removed  from  the  Washington  Street  Corridor.   The 
relocated  Orange  Line  will  be  routed  along  the  Southwest  Corridor. 
The  new  line  will  start  at  the  same  place.  Forest  Hills  in  Jamaica 
Plain,  and  rejoin  the  existing  Orange  Line  at  Washington  Street 
Station.   In  the  interim  stretch,  a  large  part  of  the  predominantly 
black  and  latino  communities  o-f  Roxbury  ana  North  Dorchester, 
currently  served  by  the  Orange  Line,  will  be  less  conveniently  servea 
by  the  relocated  line.   At  a  minimum,  the  transportation  pattern  -for 
an  important  area  of  the  city  will  be  drastically  transformed. 
Residents  o-f  tnese  areas  will  have  to  travel  substantially  further  in 
order  to  connect  with  the  new  Orange  Line. 


Dudley  Terminal,  ca.  1915  credit:  S.P.N.E.A. 


Potentially  far  more  drastic  is  the  impact  of  this  cnange  on  the 
economy  ana  social  fabric  of  the  area  currently  served,  by  the  Orange 
Line.   Local  shopping  areas  along  the  Washington  Street  Corridor  are 
largely  dependent  for  their  survival  upon  the  foot  traffic  generated 
by  the    rapid  transit  stops  along  the  current  route.   The  Dudley 
Station  area,  for  two  centuries  the  major  "town  center"  for  Roxbury, 
since  World  War  II,  the  major  center  for  Boston's  Black  Community, 
and,  until  recently,  the  secona  densest  commercial  district  in  the 


city  (surpassed  only  by  the  downtown),  will  be  particularly  affected. 
Changes  in  the  use  of  Dudley  Station,  presently  one  of  the  busiest 
bus  transf er / rapi d  transit  stations  in  the  city  will  have  a  profound 
impact  on  the  area  of  the  city  which  surrounds  it,  although  it  has 
been  so  far  difficult  to  determine  the  precise  nature  and  degree  of 
the  impact. 
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Dudley  Station  area,  1975 

Surrounding  DuGley  Station  is  one  of  the  poorest  areas  in  the  city 
and  an  area  where  the  rate  of  building  abandonment,  demolition  and 
arson  has  been  particularly  high.   Despite  this,  the  area  has  some 
thriving  smali  businesses  and,  given  certain  development  and 
investment  decisions,  has  undeniable  commercial,  social,  cultural  and 
architectural  potential. 
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The  Roxbury  Action  Program  (RAP) 

The  Roxbury  Action  Program  (RAP)  was  established  in  1968  to  serve 
primarily  the  Highland  Park  neighborhood  at  Roxbury.    This  mainly 
residential  neighborhood  consists  of  a  large  hill  bounded  by  New 
Dudley  Street  to  the  north,  Washington  Street  to  the  east,  and 
Columbus  Avenue  en  the  west.   The  southern  boundary  is  less  sharply 
defined,  as  Highland  Park  fades  into  Washington  Park. 

Committed  to  the  goals  of  community  development  and  black  empowerment 
through  local  control  of  resources  and  decision  making,  RAP  has 
undertaken  specific  projects  in  housing,  economic  development, 
social  services,  and  environmental  improvement  within  Highland  Park. 
Also  seeking  to  establish  a  strong  community  identification  with 
black  heritage  and  unity,  RAP  has,  amongst  other  activities, 
insituted  formal  celebrations  of  the  birthdays  of  great  black 
leaders,  held  ceremonial  tributes  to  community  residents  who  nave 


given  of  themselves  -for  the  betterment  of  the  community,  and 
published  a  community  newspaper,  the  Roxbury  Community  News. 


In  the  years  since  its  inception,  RAP  has  been  able  to  achieve  a 
significant  impact  within  Highland  Park,  halting  the  decline  and 
beginning  to  build  a  momentum  of  social  and  physical  renewal.   RAP 
has  a  full  time  predominately  minority  staff  of  25,  almost  all  of 
whom  reside  in  the  Highland  Park  community.   The  staff  includes 
experienced  developers  and  financial  planners.   In  addition,  RAP 
utilises  its  professional  planning  group,  a  consortium  of 
architects,  planners,  bankers,  lawyers  and  developers,  which  meets 
weekly  and  has  important  input  to  the  RAP  planning  orocess. 


RAP'S  Pmftwonai  Plmnmng  Gmun  and  a  rntdtnt  ductUM  plans  and  smtigtts  far  atvttootnf  Htqhlnnd  Pin. 

RAP's  most  visible  successes  are  the  housing  it  has  developed  and  is 
managing,  including  both  the  161-unit  Marcus  Sarvey  Gardens  plus 
more  than  100  rehabilitated  units.   Housing  accomplishments  have 
only  come  about  through  heroic  efforts  amidst  powerful  private  and 


public  forces  not  entirely  sympathst  i  c  to  RAP '  5  goals  of  communit1 
control  and  community  pride  and,  so  tar.  RAP  has  had  less  success 
with  commercial  development. 


After.  Refurbished,  the  block  la  a  sight  for  sore  eye* 


RAP'S  concentration  in  Highland  Park  is  the  result  of  both  practical 
and  theoretical  considerations.   RAP 's  comprehensive  development  has 
included  physical  planning,  housing  development ,  educational 
planning,  organizing,  economic  development,  services  and 
transportation  planning.   Given  limited  resources,  such  a  broad 
approach  could  easily  become  diluted  in  a  larger  area.   By 
concentrating  efforts  in  a  discreet  piece  of  land,  the  impact  of  the 
various  efforts  reinforce  each  other  and  thus  contribute  to 
community  control  and  to  the  overall  development  of  the  community. 
Practically,  the  availability  of  some  state  and  federal  funds  favors 
the  assignation  of  a  "catchment  area"  as  well. 
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This  Study 

Within  the  context  of  the  major  changes  happening  in  tne  Dudley 
Station  area,  the  Ro>:bury  Action  Program  asked  the  Community  Servics 
Program  (CSP)  at  the  College  of  Public  and  Community  Servics  (CPCS) , 
University  of  Massachusetts/Boston ,  to  undertake  an  assessment  of 
the  economic  impact  on  the  Dudley  Station  area    businesses  of  tne 
relocation  of  tne  Orange  Line  and  its  replacement  by  each  of  the 
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most  lik; 
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a  t  i  v  e  s , 


■essors  Mauricio  Gaston  and 


Marie  Kennedy  agreed  to  supervise  a  team  of  CPCS  students  along  with 
one  student  from  the  Masters  program  at  the  Massachusetts  Institute 
of  Technology,  Department  of  Urban  Studies  and  Planning,  to 
undertake  this  project.   CPCS  students  involved  in  this  study  were 
Bonnie  Kanter,  James  Lescauit,  ana,  in  the  early  stages,  Hary  Jane 
0 "  Meara 


Be  = 

WOf 


and  Barbara  Sklar,   The  student  from  Ml!  was  Barbara  Gomes- 
i  ionq  term  resident  in  the  Dudley  area  and  a  HUD  Intern 


king  w i  t  h  RAP. 


The  initial  approach  to  the  project  was  to  gather  as  much 
information  as  possible  about  tne  sits  and  transportation 
perspectives  of  the  area.   This  was  dons  through  collection  and 
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bibliography  for  a  listing  of  these;  and  through  arranging  clas; 
presentations  ana  interviews  with  both  cammunit y  and  institutioi 
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THE  DUDLEY  STATION  AREA 

Hi  story 

The  Dudls-y  Station  area  nas  long  Gsen  the  dominant  coramerci  ai  center 
of  Roxbury  ana  an  important  transportation  node  tor  Boston.   Roxbury 
itself  was  foundeG  just  before  the  settlement  of  Boston  in  1-630. 
While  John  Eliot  square  initially  became  the  center  at  the 
residential  community,  commercial  enterprises  located  near  the 
present  day  intersection  ot  warren  ano  Dudley  Streets  where  tne 
roads  to  Boston  converged. 

In  the  latter  half  of  the  19th  century.  Lower  Roxbury  became  both  an 
industrial  ana  working  class  resiaentiai  area,  as  newly  arrivea 
Irish  immigrants  and  a  portion  of  Boston's  Jewish  community  located 
here.   These  groups  provided  the  cheap  labor  for  industry  fuelec  by 
the  water  power  avaiiaoie  at  tne  tidal  marshlands. 


Warren  and  Dudley  Streets,  ca.  1900  credit:  S.P.N.E.A. 


As  street  car  lines  extended  out  ra diaiiv  t r o m  downtown  Boston. 
Roxbury  Hiohlands  developed  as  a  middle  class  suburb.   Tne  tact  thai 
one  of  only  two  crosstown  routes  was  located  on  D u d i e y  Street  was 
important  for  the  continued  growth  of  the  commercial  sector  in  this 
area.   Tne  construction  or  the  D u d I s 


itreet  terminal  ov  tne  doston 
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area  of  Roxbury;  scon  it  oscSiTie  second  only  to  aawnccwn  as  a 
commercial  center  in  Boston. 


During  this  century  atner  immigrant  groups  replaced  the  Irish  in 
Lower  Ro::oury.   Following  World  War  II,  Boston's  black  community 
expanded  considerably  ana  by  the  late  1950'e  a  iarge  proportion  o-f 
Lower  Roxoury  was  clack  ana  the  Dudley  Station  area,   decarae  and  has 
reiTiamed  tne  most  important  center  tor  Boston's  Biaci;  community. 


In  tne  last  thirty 
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area  has  sutrereo  a  decline  in  trade 


not  unlike  many  older  urban  commercial  districts.  This  decline  has 
seen  marked  by  a  snift  -from  retail  to  service  and  institutional  use 
ana  an  increase  in  unoavsd  vacant  lots  and  unused  uoosr  stories. 
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Study  Areas 


:or  the  purposes  at  this  stud> 


i y ,  we  will  as  leaking  closely  at  two 
areas,  both  defined  by  the  Massachusetts  Institui 
Total  Studio  Report  on  Dudley,  Spring,  1975 
Primary  Trade  Area",  ana, 
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te  at  Technology 
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e  main  commercial  enterprises  and 
transportation  exchanges  in  the  Dudley  Station  area.   The  Study  Area 
corresponds  with  community  perception  and  with  various  studies 

"he  "Dudley  Primary  Trade  Area'1  includes 
nsus  tracts  803-08,  Sis  and  317.    The  ''Dudley 
is  bordered  by  Shawmut  and  Harrison  Streets  on  the  west 
and  east,  by  Mslnsa  Cass  Boulevard  an  the  north  and  Dudley  Street  on 


undertaken  or  the  area 
1970  and  1980  U.S 
Study  Art 
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Physical  and  Land  Use 


yashinqtan  Street  serves  as  a  unifying  spine  -far  tns  Dudley  area  an< 
c  earner  ci  ai  and  street  activities  a.rs    recused  here.   Buildings  along 
Washington  Street  are  inainiy  three  and  tour  stories,  although  they 
r  a n q e  f  r  c  &  one  to  e  i  c n t  stories.   S o »ts e  o  u  i  d  1 1  n  o  s  have  significant 


architectural  value, 


i  .".  S  C  i 


currently  runs  si  one  Wasniripton  Street; 


the  noise  and  vibration  or  the  El  o r o d a d  1  y  account  for  t n e  as  a  i  n  I  y 
vacant  residential  spaces  aoove  the  coaaercial  spaces  on  the  ground 
floor.   Sorce  light  industry  is  still  to  be  found  in  tnese  upper 
stcries.   Retail  space  also  lines  Warren  Street  on  the  otner  siae  of 
Duoiey  Station.   As  you  aovs  anay  froii!  the  retail  on  Washington  and 
Warren  Streets,  land  within  the  Study  Area  is  less  intensely  used. 
A  scrap  yard,  a  large  piece  of  vacant  land  and  a  ssaii  amount  of 
housing  can  be  found  aionq  the  west  side  of  Harrison  Avenue.   On  the 
east  side  of  Snawaiut  Avenue,  there  is  a  suniciasl  parking  lot,  a 
saiali  amount  of  coaraerci  ai  ,  residential  ana  institutional  uses. 
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Area,  to  the  south  of  Dudley  Street  is  the 
ipal  Center  with  a  library,  police  station 
west  of  Shawiaut  is  the  attractive 
amily  units  and  132  elderly—developed  and 
Community  Corporation.   Further  to  the 
reet  is  the  relatively  new  Madison  Park 
t  Humphrey  Occupational  Resource  Center. 
and  Park,  a  mixed-income  community  where 
m  has  developed  112  units  of  subsidized 
ubsidized  elderly  housing  and  is  now 
sing  and  commercial  development.   To  the 
74  unit  Orchard  Park  family  public  housing 
is  development  is  currently  considered  by 
ive  influence  on  the  area,    it  is  presently 
ill  soon  by  rented  to  capacity. 


According  to  a  study  completed  in  1983  by  the  Replacement/Transit 
Improvement  Study,  the  land  use  pattern  within  the  Dudley  Station 
Area  was  as  shown  in  Table  1  on  the  following  page  ("Land  Use 
Survey—Dudley  Station  Area").(l) 
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TABLE  1 

LAND  USE  SURVEY — DUDLEY  STATION  AREA 

Commercial  Square 

Foocage: 

Use 

Square  Feet 

Vacant  Sq. 

.Ft. 

%  Vacant 

Retail 

419,000 

169,000 

40% 

Office 

319,000 

174,000 

55% 

Service 

70,000 

500 

1% 

Service-Financial 

(26,000)* 

500 

1% 

Total  Commercial 

800,000 

344,000 

43% 

Number  of  Commercial  Establishments 

Use 

Number 

Number  Vacant 

%  Vacant 

Retail  Units 

95 

23 

24% 

Office  Units 

34 

23 

68% 

Service  Units 

14 

1 

7% 

Service  Financial 

(3)* 

0 

100% 

Industrial  Square 

Footage: 

Use 

Sauare  Feet 

Vacant  Sq. 

,Ft. 

%  Vacant 

Manufacturing 

99,500 

8,500 

8% 

Warehousing 

39,000 

2,000 

5% 

Total  Industrial 

138,000 

10,500 

8% 

Number  of  Industrial  Establishments 

Use 

Number 

Number  Vacant 

%  Vacant 

Manufacturing  Units  5 

2 

40% 

Warehousing  Units 

4 

1 

20% 

SS&er  Uses — Square 

Footage: 

Use 

Square  Feet 

Vacant  Sq. 

.Ft. 

%  Vacant 

Residential 

145,000 

67,500 

46% 

Public- 

26,000 

4,000 

15% 

Semi -Public 

45,000 

1,000 

2% 

Parking 

196,000 

- 

- 

Vacant  Lots 

246,000 

- 

- 

Historic  Property 

54,500 

- 

- 

Transportation 

67,000 

- 

- 

Transp.  Utility 

10.500 

- 

- 

Utility 

2,000 

- 

- 

Number  of  Other  Establishments 

Use 

Number 

Number  Vacant 

%  Vacant 

Residential 

150 

67 

44% 

Public  Agencies 

5 

2 

40% 

Semi-Public 

7 

1 

14% 

Parking  Lots 

16 

- 

- 

Vacant  Lots 

30 

- 

- 

Historic  Sites 

2 

- 

- 

Transportation  Sit 

e  2 

- 

- 

Transp. Utility  Sit 

;e  1 

- 

- 

Utility  Unit 

1 

0 

0% 

^included  in  Service  total 
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In  general,  as  the  following  Table  2  will  show,  this  population  is 
largely  made  up  of  people  of  color  and  is  younger,  poorer,  with  a 
higher  unemployment  rate  and  more  heavily  concentrated  in  less 
"prestigious"  (and  presumbabi y  less  remunerative)  occupations  than 
is  the  population  of  the  city  as  a  whole. 


TABLE  2 


Income: 

Median  Household 

Per  Capita 

1.    Below  Poverty  Level 


Primary 
Trade  Area 

$8,288 
4.145 


Boston 

$12 , 530 

b  ,  jDO 

20.  2% 


Employment: 

7.  of  Population  in  Labor  Force  38. 27. 
'/.  of  Labor  Force  w/Unsmpimnt  in  1979  26.27. 
7.  of  Labor  Force  w/'Hore  Than  15 

Weeks  Llnsmpl  oymnt  in  1979 
'/.    of  Families  With  No  Worker 
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il.4X 


•a*. 
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20. 
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,-, 

21 . 
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Workforce: 

7.  Managerial  /Professional 

7.  Technical,  Sales,  Aomin . Support 

%  Service  Occupations 

7.  F  a  r  lit  i  n  g  ,  Forestry.  Fishing 

7.  Precision  Productn  ,  Craft ,  Repair 

'/.  Operators,  Fabricators,  Laborers 


la 


17. 

07. 


2  6  a  0  A 

34.  37. 

18.  47. 

.  4% 


Raci al /Ethnic  Distribution: 

/.  White 

7.  Black 

7.  American  Indian 

7.  Asian 

7.  Other 

7.  Spanish  Origin  (of  any  racei 


i  1.  37. 
14.37. 


0  7. 
4X 

~7  ■».' 


Organizations  and  Institutions 


The  Dudley  station  Area  of  Raxbury  has  particular  import: 
it  is  one  of  the  major  cents 


t  &r     +  n  r     R  n  =.  f  n  n 


OSton     5     OiaCK     community,         iiit; 


area  is  organizationally  very  active  as  well  as  complex.   It  is  the 

focus  of  a  number  of  community  based  organisations,  the  place  which 

the  community  often  chooses  for  demonstrations,  rallies  and  other 

events  which  articulate  its  sentiments. 

a  number  of  commercial  establishments  aim 

population  and  the  focus  if  not  the  location  of  a  number  of 

state  a  q  s  n  c  i  e  s  aimed  at  that  c o m m u n 1 1 y . 


15  ajiO  Liie  iULdL! 


'  n  r  h  t  i  n :  -  n  f 


tne 


:i  ty  '  s  bi  ack 


v  =i  n  u 


liiK   2  t  d  L  e   Is 


■epresentad  by  the  Southwest  Corridor  Project,  which  is 


tne  s  u  D  j e  c  t  for 


if  or 


a  n  a  i  y  s  l 


<e  Groans  of  city  government 


include  the  Boston  Redevelopment  A u t h a r i t y ,  Neighborhood  D e v e 1 o p m e n t 
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and  Employment  Agency  and  ths  Department  of  Public  Works.  It  is  very 
significant  that  although  these  various  agencies  have  jurisdiction 
over  the  area  and  in  fact  focus  various  staff  members  or 
departments  on  the  area  none  have  significant  offices  iocatea  here. 

Local  agencies  and  organizations  in  the  irea    include  the  Dudley 
Merchant's  Association,  tenants'  orqani z ati ons  from  ths 


Development  and  other 


and  various  Community 


rporations,  ihe  latter  are  particularly  well 


b  t  a  1 1  o  n 

Orchard  Far 

Devel op  men t 

developed  in  the  area,  have  generally  excellent  track  records 

compared  to  CDC's  in  other  communities,  and  play  an  important  role 

in  the  organizational  and  political  life  of  the  Dudley  area. 


There  are  also  a  number  of  institutions  that  are  located  in  or 
adjacent  to  the  Study  Area.   This  includes  the  Roxbury  Police 
Station,  a  Welfare  Office,  a  Food  Stamp  Office,  the  Humphrey 
Vocational  School  and  the  Madison  Park  H i q  n  School. 


TRANSPORTATION 


The  Southwest  Corridor  Project 
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=  t  e  r  n  i  q  h  w  a  y 


in  tor  eastern  il 


:husstts  cai I ed  f t 


ction  of  a  series  of  new  highways.   One  at  these  was 
ght  iane  highway  connecting  Route  123,  the  outer  ring 
rounding  Boston,  to  downtown  Boston.  Closely  related  was 
r  an  "inner  belt"  circumferential  highway  which  was  to 
through  various  districts  of  Boston.  Cambridge,  ana 


.n    the    i . 


a<J    s 


the   Massachusetts    u  e  p  < 


;,ub  lie 


clearing  the  path,  of  the  highway  by  tearing  down  noses 
555  in  parts  at  R ox  bury  and  Jamaica  Plain,  displacing 
families  ana  disruoting  iong-astabi  i  shed  community 


Massive  community  resistance  was  mounted  to  oppose  tne  highway  and 
any  futhsr  demolition.   From  cammuni ties  as  diverse  as  [ill tan, 
Boston.  Cambridge  ana  Samarvil  ie — in  fact  tram  anywhere  along  the 
proposed  path  of  this  highway-existing  and  newly  farmed  groups 
joined  together  to  stop  1-95.   it  was  a  rare  occurence  in  the 
history  of  the  Boston  area  when  communities  joined  together  across 
race    ana  class  lines  to  form  the  ;' Coalition  to  Stoc  1-95." 


By  1970,  the  Coalition  was  able  to  win  from  Governor  crancis  l<i. 
Sargent  a  moratorium  on  highway  construction  within  Route  123. 
Sargent  then  commissioned  a  regional  transportation  study  (the 
Boston  Transportation  Planning  Review — BTPR)  to  evaluate 
transportation  needs  ana  generate  alternative  transportation 
strategies.   As  a  result  of  BTPR  recommendations,  in  1972.  Sargent 
cancelled  plans  to  buiid  1-95  into  Boston  ana  recommended  that  the 
land  already  cleared  through  southwest  Boston  oe  used  for  a 
relocated  Orange  Line. 


II  S.  Son*tnr*  Edward  Knnnedv  and  Edward  Brooke  announce  Federal  arant  on  Auaust  11.  1978. 
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Although  there  was  nearly  unanimous  support  for  the  new  Grange  Line 
a«iangst  ccsiatuni  ty  groups  with  whom  BTPR  staff  consulted — priinari  iy 

those  groups  active  in  the  Stoo  1-95  Coalition  and  located  aiong  the 
proposed  1-95  corridor—even  at  this  early  point,  strong 
reservations  were  expressed  by  groups  i n  the  Roxbury  and  North 
Dorchester  areas  who  worried  that  they  would  not  be  well  served  By 
the  relocated  Orange  Line  because  it  would  oe   saucn  further  away 
from  tne  neart  of  the  black  coinmun:  ty . 
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st  Corridor.   Up  to  this  time,  tna  Highway 
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Aerial  view  of  the  Southwest  Corndor,  looiong  irom  Boylston  Street  in  Jamaica  Plain  toward  downtown  Boston. 
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range  Line  ending  in  Forest  Hills,  with  Dudley  Stat 
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fhe  Orange  Line  is  being  relocated  to  an  alignment  somewhat  west  o- 


i  e  A  m  t  r  a  k 

enclosed  in 


the  current  Washiqton  Street  Corridor.  Along  with 

intercity  lines,  it  will  be  depressed  and  partially 

tunnel  along  the  aid  Penn  Central  embankment  route,  into  the 

Southwest  Corridor.   This  leaves  tne  Dudley  area,  curently  an  the 

path  of  one  of  tne  transportation  spokes,  outside  tne  radial 

service.   Furthermore,  Dudley  is  a  major  tr asnspor tat i on  node.   It 


is  not  only  a  major  stop  on  the  Grange  Line,  but  numerous  bus  lines 
originate  and  end  in  this  terminal.   These  buses  in  turn  serve  as 
the  circumferential  or  "crosstown"  connectors  in  the  radial 
structure  of  the  city's  transportation  structure.   In  terms  of 
transportation,  the  current  plan  is  to  move  these  functions  to  the 
new  stations  on  the  new  Orange  Line. 


This  sit 
attempts 
current! 
Corridor 
the  1 e  v  e 
b  u  s  w  a  y  s 
The  Ligh 
than  the 
argued  t 
sector : 
circulate 
h a v e  to 
service 
crosstow 
deci  si  on 
devel  opiT: 
of  the  D 
merit  of 
focus  on 
i  m  p  o  r  t  a  n 
explored 
the  prop 


nation  raises  a  s 


v  provided  b y  t 
will  have  to  b 
i  of  service  ne 
(buses  in  a  sep 
t  Rail  or  LRV  c 


o  t  h  i 


but  51 


hat  it  competes 

the  Red  and  es 

rent i ai  f unctio 

be  replaced.   T 

needed,  but  ais 

n  corridor.   Th 

s  are    certain  t 

ent,  the  econom 

udley  area.   Th 

the  transports 

the  economic  i 

■      h  G  Vi  s  V  S  f~  \.  G   U 

by  the  R/TIS  i 
er  perspective. 


lr 

ne 
e 
ce 
at- 
ari 
nc 
w 
pe 
n 
hi 


o 
ic 

j  c 

1 1 
mp 
nd 
n 


eries  ot 
st  of  all 

Orange  L 
replaced  , 
s  s  a  r  y .  T 
ateo,  des 

carry  th 
e  i t  runs 
i th  the  o 
c  i  a  1  i  y  t  h 
of  the  c u 
s  include 
about  the 
d  and  m  o  s 
h  a  v  e  a  p  r 

si tuatic 

study  wi 
on  issues 
act  of  t h 
er stand  t 
order  to 


ssu 

th 
ne 
ai  t 
e  a 
gna 

hi 
alo 
her 

ne 
rsn 

i  s 
rou 

1  ill 

f  ou 
an 

n 

bu 

tr 

e  t 

lac 


es  wh 

a  rad 
along 
hough 
Item 

tea  i 
ghest 
ng  a 

h  e  a  v 
w  Gra 
t  Dud 
sues 
te  de 
porta 

n  d  i  ill 

d  t  n  e 
at  at 
t  wi  I 
a  n  s  i  t 
ransp 
e  the 


i  c  h  the  R  .• 
ial  trans] 

the  W  a  s  h  i 

there  is 
atives  are 
ane)  and  { 

volume,  i 
radial  set 
y  rails  s  f 
n  g  e  Line, 
ley  S  t  a  t  i 
about  the 
s  i  r  a  b  i  e  f 
n t ,  these 
pact  on  t 
ore  fc  h 
tempt  to 
1  instead 

decision 
ortati on 

d  e  v  e  1  o  p  si 


1 1 

i  n 

d 

e 

Pi 
an 
ok 

po 

on 


15   st 

servi 
g  t  o  n  S 
sbate 
Light 
ain  ol 
d  is  f 
e  i  t  c 
k e s  in 
Second 

Miil 
ype  of 

the  n 
r  a  n  5  p  o 

f  u  t  u  r 
social 
v  e  s  1 1  g 
t tempt 

It  15 

ti  ans 
t  ques 


udy 

ce 

trest 

about 

n  a  *  i  , 

d  buses, 
aster 
an  be 

the 
,  the 
ai  so 

transi  t 
ew 

rtation 
e 

f  afar  i  c 
ate  the 


being 
tion  in 


The  most  recently  R/TIS  published  report  is  caiisd  Interim  Fi_ndi_Qqs 
B=S9Ci!  Published  Aorii,  1982.  This  Phase  II  Summary  Report  propose; 
six  alternatives  for  replacing  the  current  Grange  Line  Elevated  on 
Washington  Street  and  improving  services  in  the  Crosstown  Corridor 
between  Columbia  Point  and  the  soon-to-be  relocated  Orange  Line  at 
Rucgies  Street  (see  diagrams  on  following  paqe). 


Three  different  mooes  of  transportation  have  been  under  discussion 
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LRV '' s  come  closest  to  approaching  current  Grange  Line  service  in 
terms  of  travel  time,  ridership  and  convenience.   The  LRV  would 
provide  a  one-seat  ride  to  downtown  with  free  transfer  to  all  MB' 
railines.   The  R/TIS  report  concludes  that  LRV ' s  would  have  the 
highest  number  of  riders  and  would  promote  the  greatest  economic 
development  in  the  Dudley  area.   Although  the  removal  of  the 
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investment  and  permanence  and  this  would  be  provided  by  tne  LRV.   A 
■further  problem  is  presented  by  the  fact  that  a  major  nuisance  is 
sometime  a  protection  from  speculators  tor  working  class  and 
minority  communities.   These  are   development-related  issues  however 
and  will  oe  discussed  later.   Fhe  LRV  option  would  aiso  provide  the 
largest  number  at  people  with  service  that  comes  within  a  1/2  mile 

t  h  the 


walk  of  their  destination, 


LRV  s  are   tne  alternative 


highest  capital  cost.   Because  they  would  necessitate  the 
installation  of  new  power  lines  and  construction  disruption  would 

ow  LRV 
he 


also  occur.   Alternatives  1  and  2  on  the  preceeding  page  sh 
service  on  Washington  Street,  going  intcwn  underground  at  t 


currently  unused  ireraont  Street/Green 


,  n  e  tunnel. 


Busways  do  impact  on  circulation  and  require  the  removal  of  some 
onstreet  parking.   They  are  aiso  heavily  dependent  on  traffic 
enforcement.   As  with  the  LRV's,  busways  would  require  some  property 


takinq  and  constr- 


uct: 


disruptions.   Hut  they  would  aiso  provide 


the  second  fastest  service  to  downtown  (next  to  the  LRV's),  increase 
ridership  and  have  a  beneficial  economic  impact  on  the  Dudley 
Station  neighborhood.   Alternatives  3  and  4  (see  preceeclinq  p  a  q  e ) 
show  busways  that  would  extend  along  Washington  Street  with  a  bus 
loop  terminating  at  Chinatown/Tufts  New  England  Medical  Center. 
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"he  alternatives  considered 


were:  Dudley  Street  Busway  (alternatives  2  and  4;  see  preceeding 

page).  Dudley  Street  Bus  in  mixed  traffic  (alternatives  5a.  b,  c, 

and  d)  and  a  Melnea  Cass  Boulevard  bus  in  mixed  traffic  (alternati 
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effective  than  a  no-build  alternative.   The  alternatives  selected 
■for  futher  study  consist  of  various  bus  routes  for  a  crosstown 
itudy 


•  Focusing  on  fewer  alternatives:   Busways  have  been  found  to  be 
impractical  given  the  driving  patterns  in  Boston  and  the  United 
States  in  general.   This  eliminates  a  few  alternatives  i  #3  and  #4  ) 
previously  under  consideration.   The  remaining  alternatives  are 
based  on  the  combinations  of  two  options  for  the  Washington  Street 
Corridor  and  two  options  for  the  crosstown  corridors.   These  are: 


a  LRV  on  the  Washington  street  Corridor;  crosstown  bus  at 
Meinea  Cass  Boulevard; 

■  LRV  on  the  Washington  Street  Corridor;  crosstown  bus  at 
Massachusetts  Avenue; 

•  No  LRV — bus  on  the  Washington  Street  Corridor;  crosstown 
bus  at  Massachusetts  Avenue. 


Of  these  options,  the  crucial  one  is  the  Washington  Street  decision. 
The  route  taken  for  the  crosstown  corriaor  ous  can  be  changed  with 
minor  implications,  since  several  stations  on  both  the  Red  Line  and 
the  new  Grange  Line  could  act  as  terminals  for  such  a  bus,  and  since 
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t  The  funding  environment  is  such  that  the  LRV  decision  has  to  be 
made  in  the  immediate  future.   If  funds  for  the  LRV  are   not  approved 
within  one  year,,  as  part  of  the  SWCP  and  R/'TIS  process,  then  the 
likelihood  of  funds  beinq  approved  in  a  20  year  horizon  is  minimal. 


■  There  are  a  number  of  technical  engineering  problems  which  are 
currently  being  investigated  and  which  can  a f f e c t  the  L R V  decision. 
The  «i  a  i  n  ones  &r  e  : 

■  The  location  ot  a  portal  for  the  LRV  to  enter  the 
Green  Line  underground  network  in  Chinatown:  There 
are  two  possible  locations  for  this  portal;  the 
least  expensive  one  is  strongly  opposed  by  a 
portion  of  the  Chinatown  community,  which  fears 
it  will  further  disrupt  an  already  over-congested 
community.  It  is  feasible  to  build  the  slightly 
more    expensive   portal  and  meet  the  demands  of 
both  Asian  and  black  communites  regarding  the  LRV. 

•  The  second  focus  for  engineering  difficulties 
occurs  on  Washington  Street  in  front  of  the  Holy 
Cross  Cathedral  in  the  South  End,  where  the  street  is 
not   wide  enough  for  two-way  automobile  traffic  ana 
the  LRV.   This  can  be  solved  by  extending  the  one-way- 
section  of  Washington  Street  a  few  blocks  soutn. 

•  Finally,  the  narrow  streets  of  the  Dudley  Station 
Study  Area  present  some  technical  difficulties  which 
can  also  be  addressed  through  comprehensive  design. 


In  general,  the  technical  probli 
to  solve  them  is  there. 


ot  s  are  solvable  as  1  o  n  a  as  the  w  1 1 


FOOTNOTES 


i,   "Appendix  10:   Land  Use  and  Building  Conition  Surveys  in  che 
R/TIS  Study  Area;  Phase  II,  Replacement/Transit  Ifflproyeaient  Study, 
HBTA  Contract  No.  065-014,  June  1983,  Submitted  by  John  Brown 
Associates  and  Greater  Roxbury  Development  Corporation, 
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STUDY  METHODOLOGY  AND  STRUCTURE 

Predicting  the  economic  impact  at  relocating  tne  Orange  Line  is  a 
particui ar i y  difficult  task  for  several  reasons.   First  ana  foremost, 
we  ars    studying  indirect  impacts  in  an  urban  area,  not  impacts 
confined  to  a  specific  site  where  a  particular  project  is  taking 
place.   This  makes  the  projection  ot  impacts  very  difficult;  often 
planners  consider  tnis  type  of  projection  a  ''near  impossibility"  ana 
do  not  even  attempt  to  quantify  them.il;   Second! v ,  w h 1 1 e  we  are 
concentrating  on  the  economic  impacts  of  eliminating  a  transit  line, 
the  process  of  urban  economic  development  is  a  complex  one  and  the 
connection  between  development  and  transit  difficult  to  quantify.  Tne 
connection  between  transit  and  economic  development  is  in  fact 
evident  and  has  been  empirically  established,  but  it  is  impassible  to 
isolate  from  other  factors  which  affect  tne  development  or  an  urban 
area. 

Impact  assessment  is  essentially  a  future-oriented,  predictive 
activity.   As  such,  it  has  much  in  common  witn  technological 
forecasting,  a  discipline  developed  by  the  u.S.  Military  tor  tne 
purpose  of  predicting  the  impact  of  technological  development.   In 
tact  some  of  the  literature  of  technological  forecasting  considers 
impact  assessment  a  branch  of  tne  discipline.   Because  it  is 
concerned  with  predicting  tne  future,  a  chance  endeavor  at  best, 
impact  assessment  also  has  something  in  common  with  sooth-saying, 
prophecy  and  other  perhaps  less  reputable  and  less  scientific 
activities.   Despite  this,  there  is  consiaeraoie  experience  and 
practice  in  tne  field,  which  leaas  to  fairly  credible  methods  and 
standards  for  impact  assessment.   The  problem  becomes  one  of  finding 
an  appropriate  structure  and  methods  for  tne  problem  at  hand. 

Method  and  structure  are  inextricably  intertwined  in  impact 
assessment.   However. despite  the  risk  of  oversimplification,  raetnoo 
will  de  discussed  first,  structure  later.  Tnis  report  considers 
"structure"  to  mean  tne  particular  sequence  of  steps  leading  to 
predictions  and  the  use  of  alternative  predictions  to  m  a  f :  e  decisions. 
By  method  is  meant  the  particular  formulas  or  approaches  used  to 
calculate  quantitative  projections. 

The  traidtional  approach  to  impact  assessment  can  oe  exemplified  by 
MIT's  Environmental  Impact  Project  in  their  manual  , Evaluating 
Development  Impacts,  i  2 )   In  this  excellent  manual,  developed  for 
citizens  qrouos  in  small  cities  in  Massachusetts,  there  is  a 
suggested  structure  ito  be  discussed  later;,  a  cneckiist,  ana  a 
compendium  of  formulae  collected  from  a  great  variety  of  sources. 
The  checklist  allows  a  user  to  identify  an  item  for  exploration.   T h e 
formulae  allow  tne  user  to  calculate  an  impact  for  tne  particular 
item.   Based  on  the:  s  process,  quantitative  methods  have  oeen 
collected  wnich  can  allow  a  practitioner  to  predict  correlations:  a 
certain  number  o t  jobs  for  X  square  t e e t  of  new  commercial  space, 
tor  instance,  or  traffic  trips  generated  during  pear;  hours  by  a 


proposed  development  of  V  housing  units  in  a  particular  size  .nix. 
The  potential  impact  of  a  project  is  developed  by  aggregating  the 
impacts  of  particular  development  in  various  categories.   The  whole 
is  considered  the  sua  of  its  parts.   Essential  to  this  model  is  the 
ability  to  isolate  a  decision,  and  a  resulting  outcome,  for 
eval uati on . 
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v e  1  o p «i e n t  of  an  urban  area  is  a  complex  process  in 

a  huge  number  of  factors  impact  on  one  another.   Trends  such  as 

Heat-ion  affect  markets  for  commercial  development  whicn 

lending  patterns  of  financial  institutions.   Public  housing 
,  public  safety,  the  form  of  bureaucratic  organization  at  the 
pal  level,  transportation,  community  organization ... tnese  are 
ctors  intertwined  in  complex  systems  where  any  variable  can 

ail  others.   In  a  situation  like  this,  tne  behavior  of  tne 
x  system  is  im possible  to  predict  from  tne  aggregation  of 
ations.  It  is  also  difficult  to  isolate  tne  tne  impact  ot  a 

decision,  such  as  tne  decision  to  build  or  not  to  buiid  an  LRV 
hington  Street.   Instead,  tne  entire  complex  system  must  be 
ed  and  tne  prooabie  behavior  ot  tne  larger  system,  and  its 
t i o n s  to  tne  environment  must  d e  evaluated.   This  means  that 
aditionai  cluster  impact  assessment  methods  which  consists  of 
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-is  not  c c ffi p 1 e t e I y  useful  for  a  study  of  the  Dudley  area 


in  considering  method  :i t h e  technique  which  best  depends  upon  tne 
circumstances  under  which  the  forecaster  is  working;  his  needs,  tne 
reliability,  completeness,  and  quantitative  precision  of  the  oata 
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forecast;  the  length  of  the  forecast 

e  technique  should  be  compatible  with  and 

ion  available.  "(43   In  cms  s c u a y  we 

s  dependent  an  numerous  factors,  of  whicn 

e.   Any  full  combination  of  factors 

ge  number  of  potential  futures.   A  method 

e,  wmch  narrows  ine    possible  outcomes  for 

able  few.   In  addition,  we  are  attempting  to 

an  area  of  the  usual  complexity,  which  is  to 

ituation  it  is  important  to  consider  a  piece 

unit,  in  what  Joseph  Coates  calls 

ssment  as  a  form  of  holistic  study. (5) 


One  form  of  holistic  study  can  be  the  use  of  scenarios. 
According  to  dark  Abt,  ''implicit  in  every  forecast  and  every 
decision  aaout  the  future  is  a  scenario  or  set  of  scenari os. " (6)   The 
use  of  scenarios  was  popularized  in  the  iate  50  s  and  early  60 ' s  by 
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or 


like  Herman  Kahn  for  military  strategy  out  eventually 


applied  to  a  variety  of  purpose- 


Although  their  usefulness  has  bs 


clearly  established,  there  nas  been    scant  work  on 
for  their  development  or  generation. 
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v  consists  of  c a r e t u i  interviews  of  sev  actors, 

st  traditional  terminology,  the  ''wise-old-man"  method, 

g  the  interview  directly  generate  the  scenarios. 

ue  of  tapping  accumulated  experience,  but  the  danger 

bias  of  individual  opinions.   To  compensate  for  this 

f  compensations  have  been  developed.   Delphi 

ed  essentially  on  scenario  writing  through  anonimous 

key  actors.   Various  meeting  techniques  based  on 

do  essentially  the  same  thing.   "iteration  through 
ts  to  reconcile  various  disciplines  approaching  a 
ction,  such  as  economics  and  sociology. £7) 
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ot  t 
a n  o s  in  this  last  approach:   One  set  con 
ons  of  users  or  'consumers  of  the  environ 
variables'  is  determined  by  interviewing 
various  combinations  of  actors  in  the  fir 
r  and  middle  income  consumers,  government 
i  o r  e d  33  ''world  types''  and  evaluated  for 
hey  will  occurr.   Interview  witn   experts 
tne  aim,  not  of  predicting  an  outcome  or 
q  tne  k e y  variables  which  affect  outcome, 
combines  "variables"  ana  '  world  t y pes''  to 
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This  is  a  model  of  environmental  conflict,  tinere    alliances  around 
issues  are   relatively  volatile.   In  considering  a  major  urban  issue. 


tne  structure  at  class  alliances,  along  with  alliances  among  racial- 
national  groups  and  interest  groups  has  remained  reasonably  stable 
since  isWII  in  most  U.S.  cities,  Boston  included.   It  is  reasonaoiv 
safe  to  make  a  prediction  ot  these  alliances  on  a  20-year  basis   if 
not  ot  the  outcome  ot  their  struggles.   It  this  set  of  factors  is 
held  constant,  the  combinations  of  a  few  variables  will  still 
generate  a  large  numder  of  potential  scenarios. 

The  major  approach  on  which  this  study  relies,  then,  is  a  modified 
version  of  the  scenario  generating  methodology  of  Clark  Act. 
Interviewing  of  key  actors  and  reviewing  literature  produced  a  series 
of  vamb is    which  were  combined  to  generate  a  large  number  of 
potential  scenarios.   Then,  a  set  of  criteria  was  devised  to  select  a 
few  scenarios  for  further  study.   Within  tne  context  of  the  selected 
scenarios,  the  study  made  eclectic  and  abundant  use  of  the  various 
quantitative  techniques  mentioned  above.   The  rationale  for  the 
selection  of  the  particular  methods  chosen  is  presented  in  tne 
section,  "Seneration  and  Selection  of  Scenarios.'1 

Once  the  scenario  methodology  was  chosen,  the  selection  of  a 
structure  was  a  simpler  problem.   Tne  study  adopted  a  modified 
structure  suggested  by  the  fill  Environmental  Impact  Project  in. 
Iiiii-itiQS  y?i§i°&!!ii!25.  I'i!iiact._   Tnat  study  proposes  tne  following 
structure : 

Step  i.   Prepare  for  Major  Development  Projects... 
Step  2.   Screen  Proposals... 
Step  3.   Structure  Study  Erf  art: 

•  Define  the  alternative  decisions. 

i  Define   the   outcomes  of  e a c n   alternative  and  estimate 
t  n  e i r  relative  likelihoods. 

•  Define  the  comparison  system. 

•  Specify  a  consistent  geographic  scope  for  comparing 
impacts  of  different  outcomes. 

•  Establish  a  consistent  baseline  from  which  to 
in  e  a  5  u  r  e  change. 

i   Establish  a  consistent  time  horizon. 

•  Select  issues  deserving  detailed  attention. 

■  Choose  who  will  study  each  issue, 
step  4 .   Predict  impacts: 

■  Round  off  estimates:  give  ranges  where  possible. 

•  Measure  impacts  on  different  groups  (if  significant). 

■  Consider  secondary  impacts. 
Step  o .   evaluate  Impacts: 

•  Are  impacts  of  one  alternative  better  or  worse  tnan 
impacts  of  another  alternative? 

•  What  population  groups  will  gain  or  lose  tit  any)? 

•  Highlight  kev  cnoices. 
Step  6.   Use  Findmos  in  Decision. 


n  tne  moditied  si 
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Step  1  was  not 


emphasized  the  LRV  construction,  but  concluded  that,  given  the 
scenario  approach,  proposal s — such  as  to  build  the  LRV,  bureaucratic 
reorganization, etc. --could  not  be  studied  separately  but  had  instead 
to  be  ''clustered'''  into  scenarios.   Steps  3  and  4  are  tne  main 
substance  of  this  study  and  are  detailed  below  ana  in  the  section, 
"Scenarios".   The  evaluation  at  impacts  (Step  5;  is  included  in  tne 
"Findings".   Step  i  has  been    modified  into  the  "Recommendations" . 


THE  GENERATION  AND  SELECTION  OF  SCENARIOS 
Base  Line  and  Time  Horizon 
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y p s  Gt  data  drawn  t r ozt    t n e ai : 


•  NDEA's  Anlvsis  of  Shagging  Patterns  ana  Ketaii  [iarRet 
Demand,  Dualey  Station  -  1980. 


cased  on  a  partial  survey  ot  merchants,  t n i s  study  nas  c  a  t  a 
on  the  current  composition  of  the  commercial  activity  and  on 
the  shoppers  who  use  it. 

*  SRDC  '  s  Survey  ot  Neighborhood-Based  Business  p_eop_i_e. 
This  study  was  undertaken  specific  ally  in  an  attempt  to 
predict  the  impact  of  the  Orange  Line  s  removal  and  R/TI3 
alternatives.   It  is  interesting  in  highlighting  issues  other 
than  the  Grange  Line,  such  as  concern  with  crime.   At  the  time  ot 
the  survey,  717.  of  the  merchants  surveyed  had  not  long-range 
plans. 

i  R/TIS  -  various  studies,  particularly: 

Alternative  Analysis,  Draft  EiS  Summary  Report,  19S3 
li^GQibii  B§B2r.t  li  Lj§r.i:§t  Analysis 

This  is  the  Pest  source  of  information  on  transportation 
alternatives,  complimented  and  updated  with  interview  with  HBTA 
personnel.   It  is  also  a  good  source  of  data  on  the  station 
areas  for  cur  baseline  profile  of  the  area. 

a  Harrison  keefe  &  Schori;,  S.G.n.,  The  Blue  Hill  syenue 
Corridar^  1979._   This  is  a  good  source  of  land  use  data, 
physical  plans  and  other  programs  available.   It  was  also  a 
source  of  some  of  the  graphics  used  and  of  a  concise  history 
ot  tne  area. 

•  HIT  s  Totai_  5tudi_o  Report  on  Dudley,  1975.   A  comprehensive  plan 
for  the  area  with  excellent  data  collection  and  some  techniques 
for  market  analysis.   Proposals  were  also  useful  in  defining 
potential  scenarios. 

Interviews 
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Among  the  questions  were: 


f   what  do  you  think  will  happen  in  the  Dudley  Station  Area  once 

the  Grange  Line  is  reloctated? 
a   Uih a t  would  you  like  to  see  happen? 

•  What  are  the  key  -factors  preventing  development  at  the  area? 
Which  wouid  proinote  it? 

■  what  are  the  various  possible  futures  ror  the  area  in  twenty 
years7 

■  what  role  can  your  organization  play  in  development? 

•  What  role  do  you  see  the  various  actors  in  the  area  playing 
in  the  development  of  the  area? 

•  what  do  you  perceive  as  the  iovaltv  ana  cammi  tment  of  various 
actors  to  the  area V 

•  what  can  oe  done  to  prevent  di  splacement  of  housing  and 
commer  i  cal  establishments  if  reinvestment  occurs? 

•  Do  you  want  LRv  s  or  puses  on  Washington  Street?   why? 

Persons  interviewed  were: 

■  Mitch  Gibson,  Boston  Housing  Authority  iBHA)  planner  for  Orchard 
Park 

•  Ken  Kruckemsyer,  Assistant  Commissioner  for  Highway  Engineering, 
State  Department  of  Public  Works 

•  Alfred  Howard  and  Leo  Jacklin,  Boston  F.eaevei  apment  Authority 
'.BRA; 

•  Muhammed  All  Saleem,  Neighborhood  Development  and  Employment 
Agency  (NDEA)  Planner 

t      Peter  Calcaterra,  MBTA,  Manager  Southwest  Corridor  Project 

■  Marshall  Wrenn,  Dudley  Merchants  Association,  Chairperson 

•  Ken  Guscott,  President,  Long  Bay  Management 

•  Curtis  Davis,  Executive  Director,  Greater  Roxbury  Development 
Corporation 

•  Raipn  Smith,  Director,  Lower  Roxoury  Development  Corporation 

•  Marvin  Bilmcre,  Executive  Director,  Community  Development 
Corporati on 

a   L  i  o  y  d 


H.  Kino,  Executive  Director,  Roxbury  Action  Program,  inc. 


i   Clerk,  Heal  Property  Department,  City  HaJ 


The  inter  v i  s w s  were  analyzed  with  emphasis  on  identifying  contrasting 
views.  They  were  analyzed  and  reconciled  with  the  various  literature 
reviews.   in  the  process,  it  was  sometimes  necessary  to  move  back  ano 
forth  between  interviews  and  researchmc  the  issue  in  publications. 


=  o  that  it  was  n e c e s a 


r v  to  i n t e r v i e w  some  of  the  Key  actors  m o r e  t h a n 
once.   Aitnough  no  formal  conssnsus-bui i di ng  or  content  analysis 
technidue  was  used,  a  substantial  amount  of  project  time  was  spent  in 
the  analysis.    This  analysis  was  suplemented  with  a  review  of 
literature  in  order  to  arrive  at  a  series  of  variables  which  would  oe 
key  in  determining  the  potential  development  of  the  Study  nrea  ana 
PTA.   Contradictions  and  diferences  due  to  range  of  opinion  or  area 
of  expertise  were  reconciled  where  possiois.   inere  was  surprising 
agreement  about  what  t n e  key  variables  are.  although  there  was  some 


disagreement  about  what  should  be  dons  aoout  them  and  what  was  likely 
to  happen. 

Findings  of  the  Interviews 

The  major  findings  of  the  interviews  can  be  summarized  as  follows: 


•  The  current  decay  of  tns  art 
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factor; 


The  area,   suffered  much  as  a  result  of  dsmol 


Nadison  Park  Urban  Renewal,  the 


insr  belt  ana 


ft  policy  01 


flagrant  neglect  by  the  White  Administration  further  aggravated 
the  situation.   Racism  towards  a  Center  for  the  Black  Community 
ana  contempt  for  one  of  the  poorest  neighborhoods  in  the  city 
made  it  even  worse. 
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t  Transportation  has  been  essential  to  the  history  of  the  Dudley 
area  and  will  continue  to  affect  its  destiny.   Although  the 
interviewees  did  not  agree  on  what  the  impact  of  different  kinds 
of  transportation  would  be  on  the  Washington  Street  Corridor,  ail 
thought  building  the  LRV  would  be  crucial  in  some  way. 

■  The  confidence  of  small  merchants  to  maintain  thsir  investment  in 
the  area  is  crucial  to  its  future.   Their  confidence  is  elusive, 
but  depends  on  access  to  capital,  perception  of  public 
commitment,  the  future  of  Orchard  Park,  the  image  of  the 
nei qhborhood , etc . 

•  Popular  control  of  the  development  process  has  oeen  ana  continues 
to  be  crucial.   Lack  of  local  control  has  caused  great  damage  to 
the  area  (e.g.,  urban  renewal)  wnersas  even  limited  popular 
control  has  produced  what  positive  trends  do  exist  (e.g.,  the 
achievements  of  the  CDC '  s  such  as  RAP,  GRDC  and  LRDC).   The 
problem  of  control  must  be  explicitly  adoressed  in  the  future 
development  of  the  area. 
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the  interviewees  is  that  the  level  at  improvement  currently 
undetaken  by  the  BHA  is  cosmetic  and  totally  inadequate. 

t  There  is  di saqr eement  about  the  probability  of  various  futures 
occurring.   Some  thought  continuing  disinvestment  to  be 
inevitable,  others  thought  gentrif  ication  and  di  spi  acement  were 
equally  likely.   Most  preferred  neither,  but  a  third  course  at 
controlled  development. 

Findings  at"  Literature  Review 

Before  a  full  discussion  of  the  selected  variables  is  undertaken, 
some  of  the  findings  of  the  literature  on  transit  ana  development 
need  to  be  presented. 

•  Relationship  of  Transit  Planning  and  Economic  Development 

in  understanding  the  relationship  between  transit  planning  and 
economic  development,  there  is  considerable  benefit  to  be  gained 
from  both  experience  and  available  literature.   The  planning  for 
transit  for  several  North  American  cities  during  the  last  twenty 
years  includes  various  approaches  to  promoting  and/or  monitoring 
economic  development.   This  covers  heavy  rail  transit,  but  also 
LRV's  so  the  experience  is  a  basis  for  thinking  aoout  tns 
possibilities  of  LRV's  on  tne  washincton  Street  Corriaor. 


Transit  has  been  successfully  usee  as  a  development  tooi  in  a 
number  of  cities  such  as  Toronto,  Montreal ,  Washington,  D.C., 
Boston  and  Philadelphia. ( 10)   Tne  results  nave  aesn    an  improved 
return  on  investment  and  enhanced  property  values.   "Since  rail 
systems  improve  regional  access,  new  growth  tends  to  cluster 
around  station  sites,  ana  declining  areas  can  be  rejuvenated 
because  of  the  higher  value  and  profit  potential  of  surrounding 
1  and .  "  ( 1 1 1 


The  U.S.  Department  of  Transportation  states  that  i;rap 
improvements  can  influence  land  use  significantly  wnen 
other  essential  factors  including  land  use  controls.  "( 
Atlanta  has  restructured  its  zoning  ordinances  so  as  t 


uxed  development  around  its 


lew  rail  stations, 


o  e  n  s  e  m 

as  nuclei  for  restructuring  and  development.   Detroit 
LRv  system  to  improve  downtown  retail  and  convention  b 
stimulate  capital  projects  and  employment  gain,  while 
property  ana  income  tax  reveneus .  "'  ( 13 )   LRv  s  ars   oein 
a  tool  for  redevelopment  ana  r  e  v 1 1  a  l i  z a  t  i  o n  in  areas  c 
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Buffalo    an; 


successfully  used 


•'ortland  provide  good  examj 


is  of  cities  that  n a v e 
jht  Rail  Transit  to  leverage  private  capital 
Buffalo  invested  $ 7 0  million  in  public  amenities  and  new 
buildings  downtown  in  LRT  related  development.   More  than  $200 


million  in  private  construction  has  since  been  announced  or 

undertaken  in  one  year.   In  Parti  and  more  than  $25  million  square 

■feet  of  new  office  and  retail  construction  has  occurred  near  the 
L  R T .  (14) 


Nevertheless,  transit  investment  does  not  necessarily  lead  to 
ieveraoed  further  investment.   what  these  cities  have  in  common 


a  cofflei  tment  to  using  LR* 


necessary  out  not  sufficient 


variable  in  urban  development.  Of  twelve  cities  that  have  either 
constructed  or  ars  planning  to  construct  Light  Rail  oetween  197b 
and  the  present,  two  thirds  stated  that  L 


s  were  pari 


1  a r q e r  redevelop 


sent  effort. (15) 


;  h  9  r  5  are  ,r~  s 


tain  key  components  to  a  successful  development 


strategy  that  integrates  transportation  into  its  pian, 


concept  of  leveraging  p u D i  1 1 


tunc: 


to  attract  private  investment 


has  been  recognized  by  Li fi T A  along  with  other  agencies  as  an 
integral  part  of  a  successful  development  strategy.   Joint 
development  involves  extensive  planning  ana  coordination.   A 
working  partnership  oetween  the  public  anG  local  private  secto; 
needs  to  be  firmly  established.   Residents  and  local  merchants 
must  support  the  plan. 

There  needs  to  be  a  public  commitment  to  urban  growth  and 
revi tal i zat  i  on .   Supportive  local  policies  must  be  put  into 
place.   Some  of  these  include  mixed  zoning,  tax  increment 


tic  n e  e  a s 


:  o  oe 


financing  and  industrial  bonuses.   Automobile  tr 
discouraged  through  parking  controls.   Landscaping  improvements 
along  with  pedestrian  amenities  must  os  made  if  the  plan  is  to  oe 
successful . 


Any  plan  must  also  include  an  in-depth  analysis  of  =  ach 
neighbor  hood's  physical,  economic  ana  technical  resources  and 
strenqhts.   Included  in  this  analysis  must  also  be  its 
development  potential.   If  long  range  objectives  of  urban 
economic  development  ars    to  be  accomplished  (i.e.  leveraged 
private  investment,  increased  employment  opportunities  ana  tax 


revenues;  initial  costs  need  to  be  weighed  against 
lonqe-ranqe  benefits. 


ne 


>rvtia1 


Dudley  Station  has  been  targeted  by  the  NDEA  as  an  urb 
district.   There  are  a  large  number  of  vacant  anc  asse 
land  parcels  in  the  surrounding  neighborhoods  u s c n  as 
Park  and  Eliot  Square.   Dudley  Station  is  also  part  of 
Commercial  Area  Revi tal i zati on  District  (CARD)  ana  an 
District,  making  additional  funds  available  for  r e h a o i 
work.   A  strong  merchants  association  exists  along  wit 
of  community  organizations  ana  C D C  s  w h i c h  are  c o m mitt 
neighborhood  r evi tal i zat i on  and  stability.   Tnere  are 
attempts  being  mads  at  i 
NDEA.   All  of  the  above 
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a  development  tool  in  the  Dudle 


Furthermore,  empirical  studies,  comparing  the  development 
benefits  in  several  cities  with  recently  built  LRV's,  attempt 
to  identity  the  factors  which  increase  the  chances  of 
successfully  leveraging  the  investment  of  the  LRV.   These  are: 

•  That  a  city  not  be  overcommi tted  to  automobile  transportation 
(as  in  San  Diego); 

t  That  a  city  have  a  reasonably  healthy  urban  economy  and; 

•  That  transit  planning  be  part  of  a  larger  comprehensive  pian 
which  includes  zoning  changes,  economic  and  tax  incentives 
and  administrative  reforms. 

Boston  has  a  balanced  auto/transit  transportation  system  and  is 
part  of  a  relatively  prosperous  regional  economy.  The  commitment 
to  integrate  transportation  planning  for  the  Dudley  Area  with 
development  planning  as  part  of  a  comprehensive  plan  is  a 
decision  yet  to  be  made.   Still,  tne  first  two  of  the  three 
criteria  above,  which  are  usually  far  more  elusive  to  planners 
and  more  difficult  to  achieve,  are  applicable  to  tne  study  area. 


The  conditions  are    therefore  tavorab! 
transit  development  with 
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for  the  promotion  of  a  healthy  development  strategy. 

■  Other  Factors  Affecting  Community  Economic  Development 
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t  economy  like  ours,  the  process  of  reversing  economi 
d  disinvestment  in  a  poor  urban  neighborhood  must 

local  creation  and  circulation  of  private  capital. 
u e  has  to  be  created  in  the  particular  area,  which 
s t r y  should  be  located  there,  or  tne  flow  of  money 
e  neighborhood--through  income  earned  in  jobs  outside 

d  reinvested  in  the  area  to  create 
transfer  pa  y  iii  e  n  t  s  -  - 


must  be  captured  an 

and  resources.   Various  forms  o 

-ran    assist  in  the  economy  of  an  area 
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adding  to  tne  locality's  capacity  to 


In  order  to  achieve  this,  many  roads  are  r a c o m m e n d e d .   The 
Community  Development  Movement  generally  agrees  on  a  few  genet- 
areas  which  are    worth  summarizing  and  translating  into  local 
pal i ci es . 


A  review  of  the  experience  of  community  development  in 
Massachusetts  by  Rachaei  Bratt  ano  Kenneth  beiser  provides  a 
basis  for  the  identification  of  some  key  factors  in  community 
economic  development. (1 6 )      Recent  w o r k  o n  tne  p r o b 1 e m s  of 
qentr  it"  i  cat  i  on  and  displacement,  particularly  by  Phillip  Clay 
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(17)  and  by  Chester  Hartman,  Dennis  Keating  and  Richard  LeGates 
(18),  also  contain  insights  into  current  trends  in  urban 
reinvestment  in  decaying  neighborhoods.   Based  on  a  reading  of 
this  material  it  is  possible  to  identify  the  following  important 
factors  affecting  local  economic  development: 


•  The  Neighborhood  "is  a  good  focus  for  a  comprehensive 
assault  of  the  cycle  of  poverty."   This  observation  is 

particularly  useful  to  the  Dudley  area,  which  is  a  geographic 
c c m si u n  i  t y  and  a  neighborhood.   This  tsnos  to  indicate  the 
need  to  develop  a  neighborhood  e n t i t y  to  guide  devsiopme n t . 
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•  The  development  process  must  foster  local  control  of 
resources  or  the  process  will  generate  into  investment 
without  development.   Whichever  entity  or  entities  are 
leading,  the  process  must  promote  genuine  partici patiot 


control  b  * 


i  o  c  a  1  residents,  L  D  C  '  s ,  merchants 


etc , 


and 


•  Existing  local  merchants,  coops,  and  CDC's  must  be  the  focus 
of  economic  development,  since  they  can  best  turn  capital 


into  jobs  and  benefits.  This 
investors,  but  is  does  mean 
protection  of  locals  has  to 
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:hat  legal,  political  an; 
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economic 


•  Public  reinvestment  policy  can  be  tailored  to  the 

neighborhood.   This  may  involve  further  research  to  analyze 
i  o c a  1  housing  and  commercial  markets,  determination  of 
reinvestment  policy  need,  and  the  mechanisms  to  plan  and 
implement  this  ooiicv. 


•  Small  investor  confidence,  necessar 
of  small  capital  and  private  tunes, 
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willinq  to  take  risks,  and  c)  technical  assistance  and 
■stems  tor  small  enterprises, 


The  Key  Variables  affecting  Economic  Development  in  the  Dudley 
Nei  qhborhood 


fhrouqh  analysis  of  the  interviews  and  the  literature,  a  set  at  six 


variables  were  identified  as  central 
Dudley  Neiqhborhoad.il?)   These  ars: 


:  n  e  z  y  - 


■uture  ot  tne 


1.  Transit's  Impact  on  Economic  Development  —  the  construction  of  an 
LRV  Line  on  Washiqton  Street. 
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velopment ,  or  vice  versa.   In  this  conts 

reed  that  a  $24  million  public  investment  in  the  area 

by  the  LRV  is  essential  to  generate  confidence  in  tne 

coiiiiTii  tment  to  the  area.   By  itself,  tne  LRV  is  not 
die  of  reversing  the  tide  of  disinvestment;  without  the 
hance  of  this  happening  is  also  seen.   The  LRV  is 
cessarv  out  not  sufficient  tor  tne  economic  development 


area. 


hi 


;ue  may  ne  considered  separately 


"oai 


LRV  is  nseaso  merely  in  terms  of  transportation 
for  the  area.   In  terms  of  development,  the  LRV,  pel  no 
nent  investment  in  the  infrastructure  of  the  area,  is 
y  superior  to  ouses  in  promotinq  rieval coment . 


Level  of  Commitment  to  Public  Investment, 


While  tne  LRV  investment  is  seen  as  important,  it  appears  essentia: 
that  a  major  public  commitment  beyond  transit  ne  evident  in  the 
area.       There  is  a  general  consensus  among  various  actors  that  the 
level  of  public  commitment  currently  assigned  to  tne  area  (CARD 
funos,  for  example;  is  minimal  and  perhaps  wasted  without  a  maior 
effort.   Various  suggestions  nave  been  ^.aos    aoout  potential 
contributors  to  this  effort,  through  City,  State  and  Federal 
programs,  like  Heritage  Park-s,  CD3G,  public  commitment  to  rent 
office  space  in  the  area,  etc.   This  study  is  not  concernea  with 
the  presentation  of  development  proposals,  so  these  programs  have 
not  Peen  evaluated  for  their  potential  contribution,  but  it  is 


important  to  note  that  a  visible  major  increase  in  the  level  of 
puoiic  commitment,  beyond  transportation,  seems  to  be  an  essential 
variable  in  the  future  development  of  the  area. 


3.  Confidence  of  small  private  capital 


Confidence  of  small  private  capital,  particularly  merchants 
currently  located  in  the  area    is  essential.   This  is  an  elusive 
variable,  out  there  is  general  agreement  that  in  a  market  economy 
it  is  essential  tor  the  development  of  an  area  like  tne  Dudley 
Study  Area.   In  the  last  ten  years,  the  ratio  of  ouPiic  to  private 
investment  in  the  area  n a s  been  10:1.   This  ration  h a s  to  be 
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this  factor  itself  depends  en  other  factors,  primarily  the  two 
above.   Also  important  factors  appear  to  be:   decrease  in  crime. 
improvement  of  image,  access  to  finances,  access  to  technical 
assistance  for  small  Dusmesses,  etc. 

4.  Bureaucratic  Entanglement 

It  appears  to  os  the  consensus  of  the  experts  that  a  major  barrier 
to  development  of  the  area  is  the  byzantine  tangle  of  bureaucratic 
authority,  responsibility,  and  overlapping  jurisicition  by  numerous 
municipal,  state  and  federal  agencies  and  programs.   Furthermore, 
these  bureacracies  systematically  fight  each  other  for  control  of 
various  parcels  of  land,  or  for  the  power  to  make  certain  decisions 
in  a  way  that  seriously  jeopardizes  the  positive  future  of  the 
area.  These  problems  deal  primarily  with  the  power  to  spend  public 
funds,  tne  power  of  eminent  domain,  tne  capability  to  intervene  in 
land  disposition,  tne  capacity  for  expedient  processing  of  tax- 
delinquent  property,  and  other  powers.   (See  tne  en  art, 
"Bureaucratic  Involvement  in -Dudley"  earlier  in  this  report.)   The 
city's  recently  proposed  property  disposition  ooara  appears  to  ce  a 
recognition  of  this  situation  as  well  as  an  attempt  to  aooress  it, 
although  in  a  minimal  w a y . 


0.  Danger  of  Displacement 
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oreferadie  to  having  no  nei ghoorhoed .   Although  this  may  contrao: 
some  of  the  otner  variaoies,  control  ot  development  is  seen  as 
crucial  for  tne  protection  of  tne  interest  of  current  residents. 
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6.  The  Question  of  Image 

This  includes  oath  a  number  of  physical  and  design  improvements 
deemed  important  ana  a  series  of  less  tangible  issues,  such  as 
crime,  other  peoples  perception  of  the  area,  etc.   It  is  f  e  i  t  tnat 
the  question  at  ''image"  is  crucial  to  the  area,  since  it  has  tor  a 
while  served  as  the  center  for  Bostons  Black  Community. 

Selection  of  Scenarios  far  Further  Study 


0  nee  t  h e  v  a 

riaol 

e  s 

were 

ide 

nt 

1  f  1 

a  o .  scenar 

io 

combining  t 

hem. 

It 

15  1 

moo 

r  t 

ant 

to  nGte  t 

ha 

are  clearly 

"yes 

or 

n  o " 

v  a  r 

'.  a 

bles  ("build 

t 

necessar 1 1  y 

more 

qu 

ai  i  ta 

t  i  v 

e 

and 

difficult 

t 

Attempts  to 

inde 

X  t 

his  1 

att 

er 

t  y 

P e  of  van 

a  Q 

invai idated 

by  s 

UP  j 

sctiv 

l  ty 

, 

b  U  t 

this  does 

n 

i mportance. 

E  v  e 

n  a 

s  s  u  m  i 

ng 

si 

■j    '' 

yes  or  no1' 

V 

combination 

s  are 

cu 

m  b  e  r  s 

OBIS 

i 

n  n  u  m  o  e  r  .   w  h 

i  i 

tree",  meaning  t 

hat 

van 

abl 

£5 

dc 

not  occur 

s 

di scretei  y 

s  e  □  a  r 

ate 

d  fro 

ra  one 

an 

other  .  an 

ev 

in  a  s  i  m  p  1  i 

f  led 

at 

tempt 

to 

g 

ens 

rate  the  v 

ar 

The  problem 

then 

be 

came 

one 

O 

f  5 

electing  a 

mo 

scenar i  as , 

a  few 

which  c 

oul 

d 

be 

further  e:i 

r-  1 
r  i 

among  the  p 

ossi  b 

le 

s  c  e  n  a 

r  i  o 

5 

for 

eisborati 

on 

set: 

s  could  ds  generated  by 
at  while  some  variables 


ne  LRV: 


others  are 


o  quantity  ie.g.,  "image") 
ie  are  prone  to  De 
o t  diminish  t n e i r 
anabies,  the  possioie 
s  "the  city  is  not  a 
equentiaiiy  and  cannot  de 
ent  tree  can  still  help 
ious  possible  scenarios, 
ng  the  possible 
ored.   In  order  to  select 
,  criteria  were  first 


Scenarios  had  to  be  useful  for  policy  formulation,  this  means 
that  they  should  serve  to  illustrate  potential  outcomes  ot  each 
policy  decision; 

They  should  be  plausible  outcomes  given  current  and  expected 
trends,  ana  d i s c o u 1 1 n g  "wild-card"  possibilities  like  war  ana  a 
collapse  of  the  banking  system  '.not  so  wild  given  current 
realities) ; 

There  should  oe  a  general  agreement  among  those  interviewed 
that  the  scenarios  are  reasonably  likely  outcomes  given  certain 
events  and  trends: 

The  scenarios  snouid  be  internally  consistent  once  defined, 
although  rigorous  consistency  was  not  required.  Rather  than  look 
formal  or  mathematical  consistency,  i c  was  considered  more  import 
to  show  historical  consistency 
tuat l ens ; 

Dng  a  series  of  economic  ana 
ahed  in  the  community  profile  used 
a  baseline.   This  last  process  c o u i  d  oe  cone  by  any  of  the  large 
of  techniques  avaiiaoie. 
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The  key  actors  interviewed  agreed  tnat  the  two  most  likely  outcomes 
were,  i)  that  the  area  would  continue  to  decay  pretty  much  as  it  has 
for  the  last  20  years,  or  that  2)  current  residents  would  get  pushed 
out  of  the  area,   by  development  generated  from  outside  the  community. 
People  difterea  on  the  probability  of  each  scenario  occurring,  it  is 
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significant  tnat  in  tne  year  in  wnicn  this  stuay  was  in  pracass, 
people's  perception  of  which  scenario  was  mora  probable  for  a  20  yaar 
projection  changed;  in  1933,  the   continued  decay  was  perceived  as 
mors  likely  to  occur,  while  in  1934  tne  sscona  option  was  aercsived 
as  iTiGre  likely.  These  two  scenarios  also  have  the  advantage  of  being 
drastically  contrasting  futures,  which  also  helps  in  policy 
formulation. 
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Considering  tnese  factors  the  first  two  scenarios  selected  for  futner 
study,  were  lanied  tne  Disinvestment  Scenario  ana  the  Sentr i f i cati on 
/Di  splacement  Scenario.   Tne  literature  and  tne  interviews,  however, 
suggested  the  need  to  explore  a  third  scenario.   When  asked  what  20- 
year  future  they  d e s i r a d ,  those  interviewee  w a n t e a  neither  of  the  two 
above  scenarios  completely.   Rather,  they  wanted  a  future  where  there 
would  oe  development  but  witneut  tne  inequities  ana  aouse  of  a 
market-driven  process.   Aitnough  they  were  not  confident  of  tne 
likelihood  of  its  occurring,  they  felt  balanced  development  or 


"controlled  gentritication"  of  the  area  was  possible  given  a  series 
of  rii  e  a  s  u  r  e  s  ,  incentives  and- safeguards.   Since  one  of  the  purposes  a  i 
our  study  is  id  aid  in  policy  formulation,  it  was  pertinent  to 
formulate  a  third  scenario  based  on  implementing  some  of  these 
policies.   Once  the  variables  were  chosen  ana  the  scenariuos  broadly 
defined,  a  variety  of  techniques  was  used  to  elaborate  each. 


of  change  in  an  urban  arsa    is  the  use  of  analogs.   Trends  in 
analogous  census  tracks  were  extrapolated  ana  applied  to  the  data  m 
the  Dudley  Primary  i  r  a  d e  Area. 


based  on  c 1 1 1 s  process  the  current  baseline 
scenarios  for  the  study  were  developped: 


no  t n e  three  ma 


•  The  Disinvestment  Scenario 

•  The  Bentri f ication/Di spl aceraent  Scenario 

i    The  Popular  Control /Bal anced  Development  Scenario 
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THE  SCENARIOS 

The  Disinvestment  Scenario 


ibis  is  basically  a  continuation  of  the  present  trend  oi 


year 


particularly 


the 


:G  Ot 


:ne  decades  o  f  ins  6 U 


t  n  e  last  40 
and  70s. 

Despite  repenetr ati ons  by  new  capital  of  the  centers  of  U.S.  cities 
in  the  last  few  years,  specifically  in  downtown  Boston,  there  appear 
clear  indications  that  there  will  continue  to  ae  areas  of  the  city 
where  residents  and    activities  will  concentrate  which,  although 


the 


t  large  ana  penalized  as  su 


essential 

b  y  s  o  c  i  e  t  y 

to  be  true  for  the  next  1 

Thus,  a  part  of  the  r e s s r 


uncnoninq  o  - 


the 


are 


ins: 


isrsd  undesirable 


Certainly  this  is  likely 
/ears,  ens  time  noricon  at  our  study, 
army  of  labor  will  still  have  to  be 


housed  in  the  inner  city,  and  somebody  will  nave  to  make  the  oeos  in 


31 


I    i 


LiiG5t 


new 


ioiei 


v  e  r 


suor  resioentia. 


arai 


it;. 


:o 


remain  in  Boston.   biven  the  resurgent  growth  ot  racism  (even  as 
gains  are  being  made  in  seme  areas)  and  the  historic  role  at  Dudley 
as  a  center  tor  the  Black  Community  of  this  city,  tns  Study  Area  is 
an  excellent  candidate  tor  continued  disinvestment.   Although  removal 
of  tns  El  will  promote  speculation  and  displacement  in  s o m e  areas  of 


Washington  Streel 
d  i  s  l  n  v  e  s  t  m  e  n  t  w  i  J 


the  process  will  be  uneven  and  pockets  of 
remain  as  in  Dudley  Station.   The  so u t h  B i 


inc 


neighborhoods  in  various  other  cities  can  de  seen  as  analogous  to  the 
Dudley  Station  Area  and  tns  rssioentiai  area    further  t 
along  Dudley  Street. 


: n e  southeast 


In 


his  scenario,  the  LRv  is  not  bull 


thsrs  is  no  oureaucratic 


reorganisation  facilitating  planned  development,  there  is  no 

control  of  either  institutions  or  businesses  in  tns  arsa,  Current 
CDC's  and  other  local  institutions  eitner  go  bankrupt  or  become  mor 
state-dependent,  to  tns  point  of  losing  autonomy.  Capable  ieadersh 
moves  cut.  Populations  continues  to  decline.  There's  only  sporadi 
commitment  of  public  funds,  which  become  essentially  "water  down  th 


i  o 


am 


;ity    services   continue   their    cecime    cespite    sporadic 


ienti ai    area    as1 


a  s  t  n  e 


attempts  to  improve  them.   The  re 
residence  of  last  resort  for  tns  city's  poor,  ana  another  607.   of  thi 
housing  stock  and  buiiaing  stock  is  lost  to  arson.   The  sxcsiisnt 
remaining  industrial  ana  commercial  buildings  in  the  area  degenerate 
into  warehouses  and  other  marginal,  low-employment  ana  secondary- 
labor-market  economic  activities,  vacant 


i  n  r!  r 


d  continues  to  &e  ussa 
a  dumping  ground,  currently  a  serious  problem.   The  census  tract  in 
the  area  most  representative  of  the  current  trend  is  tract  806,  wni> 
can  serve  as  an  analogue  for  the  rest  of  tns  study  arsa.   Key  actor 
consider  this  scenario  relatively  likely  to  occur. 


'he  Bentri f l cation/Di spl acement  Scenario 


Priced  out  of  the  South  End,  "Yuppies"  psnstrate  tns  neighborhood  ana 
begin  to  dominate  it,  in  turn  pricing  out  almost  every  current 
resident  except  a  few  nomeownsrs  and  a  few  otner  residents  living  in 


subsidized  hou 


=.  i  n  n  w  h 


■jho  menace  ta  clinq  on.   borne  ot  tne  mmiaration 


is  black,  but  eventually  sicst  people  ot  color  are  priced  out  and  the 
area  becomes  mostly  white.   Residences  and  activities  considered 
undesirable,  however  necessary  to  tne  city's  iaocr  market,  are  moved 
out  of  Dudley  and  scattered  in  small  pockets  around  the  city.   Host 
currently  subsidized  housing  in  the  area  becomes  first  "mixed  income 
developments"  and  "low-income  condominiums"  and  eventually  eitner 
demolished  (in  tne  case  at  Qrcharo  Park)  or  converted  entirely  to 
middle  and  upper-middle  class  housing.   Dudley,  because  of  its 
excellent  location  ana  stock  of  remarkable  ouiidings,  is  claimed  by 
otners. 

Since  most  of  the  current  store  owners  are  quits  old,  tney  sell  tneir 
businesses  and  the  arsa    suffers  from  commercial  as  well  as 
residential  displacement,   Boutiques  are   everywhere,  full  or  terns. 


,'  u  r  r  e  n  t  industrial  and  commercial  space  gets  c  o 


: e a  to  o t ; 


such  as  lofts  and  professional  services.   A  tew  current  residents  and 
merchants  make  some  money  on  the  change,  but  they  move  as  property 
taxes  skyrocket.   The  majority  lose  the  turf  and  what  little  tney 
have;  they  also  move. 

There  has  been  a  peculiar  combination  of  state  interference  and 
inaction  in  the  local  development  process.   There  is  no  major 
bureaucratic  reform,  out  procedures  ar  s    simplified  to  facilitate 
sales  to  developers.   The  Ferdinand  Building  saie  of  i984  was  only 
the  first  of  tnese.   The  BRA  of  the  early  60s  is  reoorn,  more 
Machiavellian  Put  without  housing  subsidies  to  use  as  "carrots."   The 
LRv  is  Guilt,  Washington  Street  is  converted  to  a  pedestrian  mail  anc 
the  arsa    is  made  a  Historic  preservation  district  so  tnat 
rehabilitation  funds  can  oe  augmented  oy  the  tax  benefits  connected 
with  district  designation, 

A  good  analogue  for  this  scenario  is  Census  Tract  706  in  the  South 
End,   Formerly  a  racially  mixed,  working  class  nei ghoorhooo ,  it  has, 
in  the  last  20  years,  become  mostly  white  and  wealthy—most  of  tne 
older  residents  nave  been  displaced.   Biven  the  proximity  of  Dudley 
to  an    overcrowded  downtown  (only  10  minutes  on  the  LRV),  many  experts 
and  current  residents  tear    that,  without  controls  on  development, 
this  is  a  likely  scenario. 


Popular  Power/Balanced  Development  Scenario 


This  is  the  hardest  scenar 
community's  point  of  view, 


tnouqh  from  the  Dudley 


r  n e  on! 


U  y  desiraoie  one. 


>  i  t  n  a 


combination  of  public  and  private  investment  and  cosmuni ty-oased 
monitors  and  controls  on  development,  the  Dudley  area  is  developed  to 
include  new  housing,  industry  and  commercial  activity  in  ooth  newly 
constructed  and  rehabilitated  facilities.   A  Dudley  Area  Authority  is 


establis h e d  with  real ,  n o t 


J*  c. 


t  a  Li  V  1  5  0  f 


r,  n  ■:-:  p  7-  f  n   sr^PS*^  '  la   t  ft  P 


bureaucratic  process  or  development,  to  enforce  anti -di spi acsment 

measures  and  to  encouraoe  the  type  of  development  tnat  will  serve  a 


largely  working  c  i  a  s  s  papulation.   T ft e r s  is  sensitive  p u 0 1 1  c 
investment  in  the  area,  most  notably  the  L R v  is  built  (and  the  D u d i e y 
crosstown  bus  route  is  sei sczeai    and  possibly  both  the  City  and  State 
lease,  on  a  long-term  oasis,  office  space  in  the  newly  rehabilitated 
upper  floors  along  the  Washington  Street  Mali.   with  new  jobs, 
housing  ana  services  in  the  Area,    the  papulation  returns  to  its  i960 
size  and,  remaining  predominantly  black,  Dudley  is  strengthened  as 
the  center  of  the  Boston-area  Black  Community. 

Specific  Projections 

Following  are    detailed  projections  for  each  of  these  three  scenarios. 
Compared  to  estimates  of  1980  features  of  the  area,  each  scenario  is 
projected  to  the  year  2001.   The  Primary  Trade  Area  (see  map  on  page 
10)  is  referred  to  far  papulation,  income,  jobs,  occupational 
distribution  and  ethnic,  racial  distribution.   Tne  Dudley  Study  Area 
(see  map  on  page  ii)  is  referred  to  for  projections  of  square  +eet 
for  various  uses,  jobs  ana  sales. 

I  POPULATION  OF  PRIMARY  TRADE  AREA 

Current  and  Past 

Between  I960  and  1970  the  population  of  tne  Primary  Trade  Area  (PTA) 
decreased  by  35^  from  26,886  in  i960  to  17,395  in  1970.  The  PTA 
population  continued  to  decline  from  1970  to  1930,  although  tne  rate 
of  decline  decreased  considerably.  In  this  decade  another  67.  of  the 
1960  population  was  lost;  15.933  people  remained  in  tne  PTA  in  1980, 
5 9 %  of  the  I960  a  a p u 1  a 1 1 0 n . 

This  and  the  following  data  is  from  tne  U.S.  Census.   Although 
generally  correct,  the  figures  given  are  not  precisely  comparable 
since  the  census  tract  boundaries  were  slightly  changed  in  1970. 
Also,  all  these  figures  are  probably  low,  given  the  fact  that  tne 
U.S.  Census  tends  to  undercount  minorities  ana  especially  1 m m i q r a n t s 
■'seer   Andrews,  Aiian  R.  ,  "Why  the  census  counts.1'  Boston  Siooe, 
10/3/80;  and  Patterson,  Racheiie,  "Illegal  aliens  to  be  mcluaea  in 
1980  census,"  Boston  8ioae,  8/16/79),   Given  tne  increasingly 
minority  population  in  tne  PTA  in  the  two  decades  between  1960  ana 
1980  (see  below,  section  on  ethnic/racial  composition),  this 
undercount  i  ng  is  prcDabiy  more  serious  in  later  years.   Fherefore, 
the  cscline  in  papulation  reflected  in  the  above  figures  may  os 
overstated. 

Disinvestment  Scenario 

with  no  new  development  in  the  area,  shrinking  commercial  options  and 
jobs,  reduced  transportation  services  ana  continued  arson,  we  can 
only  expect  tnat  tne  population  in  tne  PTA  will  continue  to  decline, 
Tne  rate  of  decline  may  be  somewhat  reduced  0 y  the  area  becoming 
increasingly  the  residence  of  last  resort  for  tne  poor  pushed  out  of 


oe 


other  gentrifying  areas  or  the  city.   Alternatively,  the  race  of 
decline  could  become  much  higher,  if  there  are  otner  areas  to  aoscrb 
the  city's  poor.   in  this  case,  the  PTA  could  become  anotner  South 
Bronx . 


If  we  assume  tor  the  next  20  years  the  same  41%  decline  in  population 
experienced  between  1970  and  1980,  only  about  9,350  people  will 
remain  in  the  area    in  2001.   However,  if  we  assume  tnat  the  rate  of 
decline  will  Pe  tne  same  as  between  1970  and  1980  ( a  97.  decline.1  . 
about  14,450  people  will  remain  in  the  area.   Our  'best  guess"  is 


iwfiet 


h  e  middle, 


we 


in 


assuming  a  aeciine  saual  to  twice 


the  actual  number  ot  people  who  left 
people,  leaving  a  population  of  about 


'70-SO  decade,  or  olOO 
n  the  y  ear    20  0 1 . 


Gentrification/Displacement  Scenario 


General 

pop ui  a  t 

homes. 

soaciou 

decreas 

popui  at 

g  e  n  t  r  i  f 

one-f  i  f 

had  few 

rehaoi 1 

notable 

b  u  1 1  d  i  n 

number 

s  i  g  n  i  f  i 

some  of 

a  s  s  u  m  p  t 

current 

16,000 

i y  gentritication  in  an  area  ieaos  to  a  decrease  in 
ion,  as  mul tif ami i-y  houses  are   restored  to  single  family 
three  deckers  are  converted  to  two  family  homes  with  a  more 
s  aoartment  for  the  owner  and  one  rental  unit,  household  si 
e s ,  etc.   In  the  20  years  between  i960  and  1950,  the 
ion  in  two  South  End  census  tracts  tnat  experienced 
ication  in  tnat  period  (706  and  707)  decreased  by  more  than 
th,  from  5,376  to  4,240    However,  tms  part  of  the  South  E 

vacant  lots  ana  existing  buildings  were  retained  ana 
itated,  wnereas  the  primary  trade  area  for  Dudley  Station  i 

for  having  vast  tracts  of  vacant  land  and  many  vacant 
as.   So,  although  we  assume  gentritication  will  decrease  th 


"IG 


of  units  in  existing  h o u s i n q ,  we  also  a s s u > 


i  a   f  h  = 


nere  will  pe 


cant  new  construction  on  vacant  land  as  well  as  conversion 

the  current  industrial  lofts  into  housing.   Our  :osst  gues 
ion  is  that  these  trends  will  offset  one  another  and  the 


ot 


population  of  the  area  w i 
p e o p  i  e  in  the  year  2001. 


remain  f  a  i  r 1 


constan i 


a  o  o  u  t 


Popular  Control /Bal anced  Development  Scenario 


As  in  the  gentr i f i cati on/oi spi acemen 


scenario,  Paianced  d: 


jpment 


vacant  nouses.   however,  given  a  different  population  composition,  we 
can  assume  less  land  per  unit  and  less  square  feet  aer  occupant  in 
new  construction,  more  units  per  structure  in  rehabilitation  and  a 
larger  number  of  parsons  per  household.   In  other  words,  we  are 
projecting  a  scenario  very  much  like  what  used  to  exist  in  this  area 
p e f o r e  abandonment  and  firs  claimed  so  much  of  tne  housing  and  when 
there  were  working-class  jobs  available  in  the  area.      We  are 


: 1 1 e r a t o r e  assuming  a  population  in  2001  similar 


in  a? 


1  7  a  u  , 


before  a  lot  of  the  deterioration  of  this  area  had  Gccurren- 


■  a  p  o  u  t 


77  n  n  r, 


people  li 


I  INCOME  AND  EMPLOYMENT  OF  THE  POPULATION  IN  THE  PRIMARY  TRACE 
AREA 

Current 

The  PTA  is  aireacv  guttering  the  symptoms  of  disi n vest sent  -   This  is 
especially  reflected  in  income  and  employment  statistics.   As  the 
following  TaDiss  A  ana  8  will  show  in  detail,  income  in  the  PTA  15 
currently  tar  below  that  of  Boston  as  a  whole,  with  32.  i "i  of  tne 

population  living  59io«  poverty  level  as  compared  with  16. 71    city- 
aiae.   rsr  capita  income  is  only  £4.156  as  compared  with  3  citvwide 
figure  at  fo,333,  ana  the  median  household  income  for  the  area  15 
aoout  £8,238  compared  to  a  citvwiae  median  household  income  of 


Note:   sa.  ^db  is  not  the  actual  median  income  for  the  PTA.   iledian 
incomes  are  only  available  by  census  tract  ana  therefore  net  p a  5  s 1  a  I e 
t a  compute  for  an  area  comprising  several  census  tracts.   This  figure 
1=  a c t u a I  i  y  a  'mean'  of  the  'median'  income  ay  tract  and  was  computed 
as  follows:   the  number  of  households  in  a  tract  was  multiplied  b v 


together  and  the  resulting  tots 
diyiaec  bv  tne  total  number  of  i 


ot   weignteo   meaian  incomes  was 
souse hoxos  1 n  a 1 1  tne  tracts  in  t h 1 


TABLE  A  — INCOME 

Boston 

Dudley  PTA,  Census  Tracts  803-8,  316,  817 

South  End  Census  Tract  706 


TRACT 

l'OPUIA- 
l.ATIOM 

1  OF 
HOUSE- 
HOLD 

110USEHOU1 

MEDIAN 

HOUSEHOLD 

MEAN 

PER  CAPITA 

INCOME 

X  OF 
BOSTON 

INCOME 

X  OF 

BOSTON 

INCOME 

X  OF 
BOSTON 

BOSTOM 

562,994 

219,024 

$12,530 

100. OX 

$16,212 

100. OX 

$6,555 

100.  OX 

803 

2,184 

720 

6,667 

53.21 

10,766 

66.4 

3,608 

55.  OX 

804 

1.679 

590 

8,657 

69.  IX 

11.444 

70. bX 

4,350 

64. 51 

805 

4,236 

1,770 

7,235 

57. 7X 

10,088 

62. 2X 

4.229 

64.  SZ 

806 

1,033 

337 

5,816 

46.41 

8,329 

54. 5X 

2,735 

41.71 

H07 

309 

91 

14,792 

118. IX 

18,093 

111.61 

5,767 

88. 01 

80S 

1.977 

639 

7.139 

57.01 

11,436 

70.51 

3,506 

53. 5X 

816 

739 

245 

10,208 

81. 51 

14,407 

86.  hi 

4.908 

74.91 

817 

3,576 

1,296 

10,847 

36. 6X 

12,806 

79.  OX 

4.817 

73.51 

TOTAL  I'TA 

15,913 

5,688 

8.288 

66.  IX 

11 , 309 

69., IX 

4,156 

63. 41 

706 

2,657 

1,297 

516,185 

129.01 

$20,890 

113. OX 

$10,938 

135. OX 

froo  1980  U.S.  Census 


TABLE  a— POVERTY  LEVEL 

Boston 

Dudley  PTA,  Cansus  Tracts  S03-8,  316,  317 

South  End  Census  Tract  706 


TKACT 

1  OF 

FAMILIES 
FOR  UIK3M 
POVERTY 
LEVEL  IS 
COMPUTED 

1   OF 

THESE 

FAHILIES 

BELOU 

POVERTY 

LEVEL 

Z  OF 

THESE 

FAMILIES 

BELOU 

POVERTY 

LEVEL 

f  OF 

INDIVIDU- 
FOR  WHOM 
POVERTY 
LEVEL  IS 
COMPUTED 

f  OF 

THESE  IN- 
DIVIDUALS 
BELOU 
POVERTY 
LEVEL 

Z  OF 

THESE  IN- 
DIVIDUALS 
BELOU 
POVERTY 
LEVEL 

UOSTON 

117,832 

19,680 

16.71 

529,726 

106,770 

20.21 

d()3 

526 

■  260 

49. 4Z 

2,324 

1,087 

46. SZ 

804 

368 

107 

29. 1Z 

1,579 

489 

31.  OZ 

805 

1,136 

299 

26.31 

4,179 

1,245 

29.  SZ 

806 

237 

135 

57.  OZ 

1,091 

558 

51. 1Z 

807 

68 

- 

"  -  ■ 

300 

5 

1.7Z 

808 

452 

208 

46.  OZ 

2,037 

869 

42. 7Z 

ai6 

122 

15 

12. 3Z 

701 

139 

19. 3Z 

817 

819 

149 

18. 2Z 

1.559 

671 

18.  n 

TOTAL  PTA 

3,728 

1,173 

31. 5Z 

15,770 

5.063 

32.1% 

706 

401 

27 

6.7Z 

2,645 

389 

14. 7Z 

from  1980  U.S.  Cenaua 

yneapicvmant  in  tna  area,  as  rsfeiscted  in  trie  1930  U.S.  Cansus  is 
also  significantly  hignsr  than  the  city's.   '.See  Taoie  C.)   Of  the 
workers  counted  in  ths  iaoor  force  26.2"'.  of  tncse  resibina  in  the  PTA 
were  unemployed  soae  part  of  1969,  as  compared  to  20;i  in  Boston.   Of 


those  counted  in  the  labor  force  in  the  p i A ,  I 
sore  than  15  weeks,  comparea  to  6.5%  citywide. 


* e r  =  u n a iti p  i  o y a o  to r 


Of  course,  the  actual  situation  regarding  unemoi oyment  is  far  worse 
than  is  reflected  in  tnese  figures.   Unempi ayaient  figures,  as 
coiTip ilea  by  tne  U.S.  Cansus  Bureau  and  tna  Decartmsnt  or  Laser 
statistics,  are  notoriously  inadequate  in  that  >7iany  unemployed  ana 
underemployed  people,  particularly  t  h  o  s  e  groups  symptomatic  of  an 
especially  depressed  araa.  are  simply  not  counted  as  part  of  tna 
labor  force  and/or  of  those  unemployed.  For    rxample,  "discouraged 
workers-1  i  w  o  r  k a r  s  w h  o  irs    not  any  longer  a c  1 1  v e i  v  5 e e k  i  n a  e ra p  i  o  y  si en  t '. 
and  workers  without  a d e q u a t a  services  (like  daycare;  to  enable  them 
to  work  are  not  considered  part  of  tna  1  a b o r  force  and  p a r 1 1 1 m a 
workers  who  would  iika  to  be  full-time  workers  are  also  not  included 
in  t  n  o  s  e  u  n  e  m  p 1 o  y e  a .  ( 1 )   w a  can  gat  a  hint  of  the  a  a  a n 1 1  u  c  a  of  tna 
error  if  we  look  at  three  other  comparisons  derived  frail:  the  1930 


!J .  c .  Lisnsus:   cyee  isbia  L.) 


■  Percentage  of  the  population  in  the  labor  force: 

54.7";  of  Boston's  entire  population  was  in  the  labor  force 
whereas  only  33.2/1  at  the  population  ot  the  PTA  was  in  the 
torce. 


in  1 

1  acoi 


•  Percentage  ot  the  labor  -force  unemployed  15  weeks  in  1979: 
6.5!;  of  those  considered  in  the  labor  force  citywide  ware 
unemployed  15  weeks  or  longer,  compared  to  11.5%  in  the  PL 

t  Percentage  of  familes  with  no  worker:  (23 

21.0%  of  families  citvwioe  nad  no  wor;-car.  wnareas  a  wnooDi; 
of  the  families  in  the  PTA  nad  no  worker. 

TABLE  C— LABOR  FORCE  AND  UNEMPLOYMENT 

Boston 

Dudley  PTA,  Census  Tracts  803-8,  816,  817 

South  End  Census  Tract  70a 


TRACT 

POPULA- 
TION 

I   IN 

LABOR 

FORCE 

Z  OF  POP. 
IN  THE 
LABOR 
FORCE 

t   WITH 
UNEMPLOY- 
MENT IN 
1979 

Z  OP 

LABOR 

FORCE 

*  WITH 
15  WEEKS 
PLUS  UN- 
EMPLOYMT. 

Z  OF 

LABOR 

FORCE 

i   OF 

FAMILIES 

i   OF 

FAMILIES 
WITH  NO 
WORliR 

Z  OF  ALL 
FAMILIES 
THAT  HAVE 
MQ  UORilER 

BOSTON 

562,994 

308,015 

54. 7Z 

61,721 

20.  OZ 

20,172 

6.5Z 

117,832 

22,460 

21.  OZ 

803 

2,384 

754 

31. 6Z 

215 

28.5 

117 

15. 5Z 

526 

231 

43. 9Z 

304 

1,579 

723 

43. 1Z 

232 

32. 1Z 

56 

7.7Z 

368 

73 

19. 8Z 

805 

4,236 

1,433 

33.8Z 

253 

17. 1Z 

101 

7.1Z 

1,136 

427 

37. 6Z 

806 

1,033 

396 

38. 3Z 

116 

29. 3Z 

45 

11. 4Z 

237 

79 

33. 3Z 

807 

309 

175 

56. 6Z 

34 

19. 4Z 

11 

6.3Z 

68 

- 

O.OZ 

808 

1,977 

629 

31. az 

148 

23. 5Z 

68 

10. 8Z 

452 

181 

40.  OZ 

816 

739 

355 

48.  OZ 

94 

26. 5Z 

33 

9.3Z 

122 

6 

4.9Z 

817 

3,576 

1,623 

45. 4Z 

500 

30. 8Z 

266 

16. 4Z 

819 

172 

20. 5Z 

TOTAL  PTA 

15,933 

6,088 

38. 2Z 

1,592 

26. 2Z 

697 

11. 5Z 

3,728 

1,169 

31. 4Z 

706 

2,657 

1,794 

67. 5Z 

285 

15. 9Z 

59 

3.3Z 

401 

44 

11.  OZ 

from  1980  U.S.  Census 
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oi nt  aoovs,  ma  autriGrs  s.rs   nor  contending 


that  ail  families  with  no  worker  s  h  o  u  1 


a    de  retiactea  in  unemployment 


tiqures.  Put  cer^ainiy  "discouraged  workers'"  or  potential  workers  wno 
lack  essential  services  and/or  training  should  Pe  considered  as  cart 
of  the  unemployment  p r o o 1 e m .   So,  how  many  o t  the  families  with  no 


6  0 


worker  in  the  PTA  contain  in  this  sense,  unemployed  workers?   we  can 
generally  assume  that  at  least  ana  member  of  a  f  a  as  i  I  y  with  no  worker 
would  fail  into  one  of  three  categories:   nonparticipant  in  the  iacor 
market  ("discouraged  worker,"  on  public  assistance,  lacking  either 
services  or  skills,  etc.):  elderly  tretirao  hopefully  bv  cnoice):  anc 
"  i  ndapandant  1  y  wealthy.''   Given  the  general  concitions  reflected  in 
official  statistics  of  the  PTA,  we  can  eliminate  "independently 
wealthy"  as  a  significant  category.   Ana,  as  the  accompanying  Table  D 
shows,  elderly  comprise  a  much  smaller  segment  of  the  PTA  population 
than  of  Boston  as  a  whole  (12. 72  in  Boston:  a. 3%  in  the  PTA).   we 
therefore  must  conclude  that  an  exceptionally  high  percentage  of  the 
population  of  the  PTA  are  nonpar t i ci cants  in  the  iaoar  market.   This 
is  a  typical  feature  of  areas  suffering  disinvestment.   And.  the  fact 
that  these  potential  workers  go  not  appear  as  part  of  the  labor  force 
st  ail,  anG  are  therefore  not  considered  in  any  way  unemployed,  is 
further  evidence  of  the  inadequacy  of  "official"  unemployment  rates. 

TABLE  D— ELDERLY 

Boston 

Dudley    PTA.    Census    Tracts    803-8,    81a,    817 
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1 

1.333 

41 
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20 

a.32 
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31 
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i  315 
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55 

3..:  ! 

1 

317 

3,576 

324 

•-I 

t  TOTAL  ?TAj 

15,333 

398 

5.3S  'j 

frsa  1930  l.S.  Cmuus 

Disinvestment  Scenario 


As  we've  already  nctec,  the  classic  symptoms  or  disinvestment-low 
income,  high  unemployment,  hign  level  of  nonpar ti ci oat i on  in  the 
labor  m a  r k  e  t - a  r  a  already  present  i n  t  n  a  primary  t  r  a  a  s  ares.   in  t  n 
further  disinvestment  we  can  only  assume  a  worsening  of  these 
conditions.   we  are  therefore  using  the  1980  ccnaition  or  the  poorest 
census  tract  in  the  primary  trace  area  (#806)  as  our  analoque  to 
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ture  disinvestment  scenario,  (See  Taoies  A ,  B,  Ci  Of 
n  Census  Tract  806,  57%  currently  live  below  the 
median  household  income  is  less  than  halt  ( 4 6 % )    of 


tv  a: 


wnoie:  and  the  per  capita  income  is  only  ?  2 , 7  ■}  5 


de> ■   We  are  assuming  that  with  spreading  disinvestment 
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,  of  the  population  iivina 


nditions  in  this  tract  will 

e  bv  the  year  2001,  with  60' 

rty  level  and  with  a  per  capita  income  of  40%  at    the 

a .   it  anything,  we  can  expect  even  more  severe  income 

differentials  given  supere>:ploi tation  of  people  at 
country,  and  perhaps  especially  in  Boston,  and  the 


preponderance  of  people 
Composition,"  page  6: 
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Sentrification/Displacement  Scenario 


We  are  assuming  that 
develop  similarly  to 
gentrified  over  the 
boundaries,  this  are 
income  in  this  censu 
almost  exactly  as  is 
income  in  Census  Ira 
median  household  i n c 
household  income  (4) 
i 9 3 0  is  appro aimatel 
median  nousenoid  inc 
city  as  a  whole,  wit 
city.  (See  Table  A. 
incomes  below  the  po 
i  n  the  P  T  A ) ,  a  much 
tract  had  some  unemp 
tract  naa  no  worker 
(See  Tabies  B  and  C. 
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t  u  r   •_  i  i 


001  of  135%  of  citywide  income,  or  about 


,UU0  in  ivao 


dollars,  and  a  median  household  income  of  129%  of  Boston's,  or  about 
$16,000  in  19S0  dollars.   we  would  also  assume  that  unemployment  for 
the  P  F  A  in  2001  would  remain  in  relationship  to  the  c 1 1  y  as  a  whole 
as  it  currently  is  in  Census  Tract  706.   (See  Faoie  Ci 

Popular  Control /Bal anced  Development  Scenario 

With  balanced  development,  we  assume  that  the  Primary  Trade  Area  is 
doing  as  well  as  the  city  as  a  wnoie.   In  i980  dollars  this  would 
mean  a  median  household  income  of  $12,530  and  a  per    capita  income  of 


With  the  type  ot  job  development  we  are  proposing  in  the  Popular 
Control /Bal anced  Development  Scenario  ,  we  would  assume  unemploymer 


and  underemployment  would  markedly  decrease,  perhaps  tor  the  city  as 
a  whole.   However,  given  the  complexity  of  factors  affecting 
unemployment  (and  tne  regional  and  even  national  character  of  many  of 
them),  we  are  not  making  a  specific  projection  regarding  unemployment 

levels. 

I  OCCUPATIONAL  DISTRIBUTION  OF  PRIMARY  TRADE  AREA 
Current 

As  a  whole,  occupational  distribution  in  the   P T A  is  not  greatly 
different  from  the  city  as  a  whole.   The  most  noticable  difference  is 
in  the  "managerial  and  professional  specialty  occupations,"  which 
account  for  19%  of  the  labor  force  in  tne  PTA  ana  26%  of  Boston  s 
iabor  force,   However,  when  we  look  at  tne  poorest  census  tract  in 
the  PTA  (#806),  we  see  much  more  striking  differences.   Only  3%  of 
the  labor  force  in  Census  Tract  30  o  is  classed  in  "managerial  ana 
professional  specialty  occupations"  and  nearly  naif  is  in  "service 
occupations."   Tne  most  stark  contrast  is  between  Census  Tract  806 
and  Census  Tract  706,  a  gentrified  area  ot  tne  South  End.   In  Census 
Tract  706,  51.5'/.  of  the  labor  tores  is  in  "managerial  ano 
professional  speciaitv  occupations"  (8%  for  #806)  and  only  i 3 . 4X  is 
in  "service  occupations"  (44.3%  for  806).   (See  Taoie  E.) 

Disinvestment  Scenario 

Again,  ws  will  use  Census  Tract  80.5  as  a  rough  analogue  for  what  we 
assume  will  become  the  norm  far  the  entire  PTA  in  2001.  if 
disinvestment  continues.   Already  one-third  of  the  families  in  this 
tract  have  no  worker  (i.e.,  no  member  of  tne  family  was  in  the  iabor 
force):  nearlv  onetnird  of  tnose  in  tns  labor  force  nad  some 
unemployment  in  1979  (compared  to  one-fifth  for  the  City)  and,  what 
is  countea  as  tne  iaoor  force  is  only  3S%  of  tne  ocpulation  (compared 
to  54.7%  citywide  ana  67.5%  in  Census  Tract  706/ .   (See  Taois  Ci. 

Using  this  analogue,  we  a.rs    projecting  for  tne  year  2001  increased 
nonoarti ci pat i on  in  the  labor  fores,  with  only  a  third  of  the  PTA 
population  (approximately  4250)  in  tne  iabor  force  at  all,  and  many 
of  tnese  underemployed  or  sporadically  employee.   Of  the  one-tmro  in 
the  iaoor  force,  roughly  one -half  will  work  in  "service  occupations"; 
one-quarter  as  "operators,  fabricators,  and  laborers";  one-fiftn  in 
sales  and  clerical;  and,  of  the  rsuiai  ni  ng ,  5%  in  "precision 
production,  craft  and  repair"  and  5%  in  "managerial  and  professional 
specialty  occupations."   (See  Table  E  for  roughly  analogous 
percentages  for  Census  Tract  806.! 

Gentrificatian/'Displacement  Scenario 

Using  the  asntrified  Census  Tract  70s  in  tne  Soutn  E  n  a  as  our 
analogue,  we  are  projecting  that  tne  PTA  will  have  a  roughly  similar 
occupational  distriaution  (see  Taoie  D):   50%  "managerial  and 
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professional  soecialtv  occupations";  25";  tschnical,  saisa.  ana 

administrative  auDccrt  occupations";  13*:  "service  occupations";  5;; 

"precision  production,  craft,  ana  repair  occupations ';  ^nd  o",i 
"operators,  faoricators,  ana  laaorars". 


TABLE  E— OCCUPATIONAL  DISTRIBUTION 

Boston 

Dudley  PTA,  Census  Tracts  803-3,  816,  817 

South  End  Census  Tract  706 
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Popular  Control/Balanced  Development  Scenario 

With  balanced  development  trie  area  wouia  approach  the  occupational 

a  wnoie,  although,  given  the  -projected 


distribution  of  the  City  as 
industrial  development  in  the  area,  we  would  expect  a  somewhat  hi  after 
prcoorticn  of  blue  collar  workers.   Our  'beat  guess :'  .night  i  o  o  k 
something  like  this:   257.  "managerial  ana  professional  specialty 
occupations';  20%  "service  occupations";  iO'i  "precision  production, 
craft,  ana  rsaair    occupations";  and  157.  ^operators,  fabricators,  and 
1 aborars.  " 

i  raciawethnic  distribution 

Current  and  Past 

As  the  population  of  the  Primary  Traae  Area  has  decreased  and  become 
poorer  relative  to  the  City  as  a  whole,  it  has  also  changed  tram  527. 
black  and  477.  white  in  19o0  to  337.  black  and  amv  57.  white  in  1930. 
Table  E  shows  in  detail  "Race  and  Spanish  Origin"  in  the  MA. 
Currently  of  the  few  whites  remaining  in  the  area,  nearly  one-third 
are  of  Spanish  crigm.   Taking  account  ot  the  Hispanic  whites  ana  ail 
other  minority  poouiaticn,  the  PTA  is  currently  9a. 47.  minority. 

TABLE  F--RACE  AND  SPANISH  ORIGIN 

Boston 

Dudley  PTA,  Census  Tracts  303-8,  816,  317 

South  End  Census  Tract  706 


j  TRACT 
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.2Z 
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2.7Z 
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23 
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78.  OX 
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41.9* 
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50. 4Z 
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9.0Z 
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99.  2Z 
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66 

10. 1Z 
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85. 7Z 

6 
.91 

2 

.3Z 

19 
2.9Z 

41 
6.3Z 

21 
31. 9Z 

7 
1.2Z 

3 

15. az 

817 
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94 

2.6Z 

3,355 

93.  az 

18 

.5Z 

7 
.2Z 
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2.9Z 
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3.1Z 
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S.6Z 
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TOTAL  PTA 

15,845 

100. OZ 

834 
5.3Z 

13,097 

82. 7Z 

54 
.JT 

71 
.4Z 
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U.3Z 

2.255 
14.  3Z 
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4.9Z 
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7.3Z 

55 

2.8Z 

17 

5.5Z 
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iron  1980  U.S.  Census 
*can  be  of  any  race 
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Disinvestment  Scenario 

Given  the  position  of  people  of  color  in  the  united  States  economy 
and  patterns  of  racial  segregation  (5),  we  can  only  assume  that  with 
continued  disinvestment,  the  current  trend  towards  an  entirely 
minority  population  in  the  FTA  will  continue.   We  are,  therefore, 
assuming  a  community  o-f  99 7.    people  of  coior  ana  Hispanics  in  the  area 
in  the  year  200i.   Tnis  will  roughly  break  down:   90/1  Black,  10X 
other,  primarily  Hispanic.   Hispanics  lot  any  race)  will  remain  apout 
1 5 7.   of  the  population. 

Gentrification/Displaceraent  Scenario 

In  the  case  of  uncontrolled  qentr i f i cat i an  of  the  PTA,  we  expect  the 
area  to  flip  from  being  overwhelmingly  black  to  being  a  majority 
white  by  2001. 

Although  we  see  the  area  reversing  racially,  we  do  not  see  it 
becoming  as  overwhelmingly  white  as  most  gentrified  areas.   Whereas 
mucn  of  the  current  poorer  black  and  Hispanic  population  will  oe 
displaced  by  the  more  affluent,  some  of  the  immigrating  gentry  will 
be  black.   In  fact,  the  Fort  Hill-Highland  Park  area  of  Roxbury  is 
currently  experiencing  a  growth  in  the  number  of  black  middle-class 
and  professional  families  and  individuals. ( 6 )   with  further  develop- 
ment in  the  area,  coupled  with  continued  housing  discrimination  in 
Boston's  suburbs  (75,  we  can  expect  a  substantial  growth  in  tne 
number  of  black  middle-  ana  upper-class  families  and  individuals  in 
the  PTA, 
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Nonetheless,  we  are  assuming  that  most  of  tne  gentry 

>•*■   hu  fho  w  =  =  t-  2001,  whites  wiii  form  the  majorit 


and  that,  by  the  yea 
peculation  of  the  PTA. 
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factors.   Slacks  and  Hispanics 
poorer  than  whites  ana  tne  black 

to  the  black  population  as  a  whoie,  but  it  is  a 
middle-class  (i.e.,  in  times  of  ec 
difficulty  it  is  much  more  likely  that  a  black  middle-ci 
will  rail  from  the  middle-class  than  it  is  for  a  white  m 
family;  it  is  also  much  more  likely  that  the  children  of 
middle-class  family  will  not  achieve  middle-class  status 
for  the  children  of  a  white  middle-class  family). (8) 
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"Gentry"  and  "middle 

by  more  t 
easily  available, 


imuuic  Liass"  are  vague  terms  and  ideally  wouid  be 
defined  by  more  than  income,  but  for  our  pun 


■poses,  ana  given  the  data 
income  will  serve  as  a.  rough  g u a g e  as  to  who  a r e 
potentially  in  tne  gentry  and  tne  middle-class.   Currently,  as  Tables 
G  and  H  snow,  only  20.5?.  of  Boston;  black  households  had  1 9 7 9 
incomes  above  $15,000  (36. 9%  in  tne  8MSA),  while  46,2%  of  white 
households  nad  incomes  above  $15,000  (61,37.  in  the  SMSA)  .   What  tnis 
means  in  actual  numbers  is  that  oniy  14,655  black  nousehoias  in 
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TABLE  B— INCOME  DISTRIBUTION  OF  BLACK  HOUSEHOLDS 

Standard  Metropolitan  Statistical  Area  (SMSA) 

Boston 

Dudley  PTA,  Census  Tracts  303-8,  Sla,  817 
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1SG0  U.S.  Censu 

"Census  data  is  given  separately  for  the  black  population  only  for  census  tracts  In  which  400  or  more  blacks  reside. 
Census  Tract  807  has  a  total  population  of  only  309,  of  which  269  are  black.  Therefore.  Income  data  for  black  households 
1$  nut  available.  The  figures  given  here  are  based  on  percentages  In  the  other  census  tracts  in  the  PTA. 


TABLE  H--INCQME  DISTRIBUTION  OF  WHITE  HOUSEHOLDS 
Standard  Metropolitan  Statistical  Area  (SMSA) 
Boston 
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Closer  to  home,  we  can  look  at  a  long  history  of  gentrificat 
the  South  End  of  Boston,  and  that  history  Dears  out  the  cont 
that  people  of  color  ars  disproportionately  displaced  from  q 
areas  ioeirig  replaced  by  whites).  Taken  as  a  whole,  the  Sou 
has  remained  a  racially  and  ethnically  mixed  area.  However, 
looks  at  patterns  of  segregation/integration  on  a  finer  seal 
becomes  evident  thai  certain  streets  and  blocks  previously  most 
black  ana/or  Hispanic  are  now  the  turf  of  white  prof essi onai s  i 
and  that  these  are,  by  ana  large,  the  areas  wnere  most  re n a bill 
and  "urban  beaut i f i cat  ion "  has  taken  place  in  the  South  End,  wh 
incomes  are  higher  and  where  a  significantly  higher  p  r  o  o  g  r  1 1 o  n 
employed  population  is  in  the  "managerial  and  professional  spec 
occupations . " ( 12) 
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On  the  basis  of  this  analysis,  our  "best  guess"  of  the  racial /'ethnic 
composition  for  a  gentritied  PTA  in  2G0i  is:   60!;  whits:  30%  iiacl:; 
52  Asian;  57.  other;  with  5>.  of  Spanish  origin,  of  any  r3.ee. 

Popular  Control /Bal anced  Development  Scenario 


Out 


',  o  n  t  r  o  1 


!  a  i  a  n  c  e  d  development  Scenario  is 


nr  Piv.i  ~. 


e m i s e G  on  an 


ant i -di spl acement  program  (see  "Recommendations"  section  below).   We 
therefore  hope  to  maintain  the  bulk  of  the  existing  population  in  the 
area  (improving  the  employment  and  income  prof  lis  of  this  population 
through  the  development  of  new  joos  and  services.'.   we  also  hope  to 
attract  more  affluent  middle-  and  upper-middle  income  black 


i :  o  in  e  c  w  n  e  t 


trend  already  underway  in  the  Hurt  Hiii-Hiqhland  Hart; 
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area,    as  mentioned  above)  as  well  as  those  white  homeowners  who  might 
choose  to  live  in  a  predominantly  black  neighborhood.   The  Hispanic 
population  might  increase  slightly,  given  continuing  immigration,  and 
given  job  development  in  the  area.   The  Asian  population  will  also 
probably  increase  as  the  area.   Develops  in  terms  of  jobs,  services  and 
safety,  especially  because  of  the  proximity  of  this  area  to  the 
currently  overflowing  Chinatown,  which  will  oe  enhanced  by  the  LRV 
connect i on . 

Our  "best  guess"  racial /ethnic  distriDution  for  this  scenario  in  2001 
is:   60/1  black;  30X  white;  57.  Asian;  5%  other;  with  i57.  people  of 
Spanish  origin,  of  any  race. 

I  RETAIL  —  SQUARE  FEET,  ANNUAL  SALES  AND  JOBS 

Current 

•  Square  Feet 

There  are  currently  419,000  square  feet  of  retail  space  in  trie  Ducley 
Study  Area,  of  which  169,000  (40/1)  are  vacant,  leaving  250,000  sauare 
feet  in  use.   Of  the  95  retail  units  in  the  area,  23  (24%)  ara 
vacant,  implying  that  some  of  the  larger  retail  units  in  the  area  are 
among  those  vacant  (an  average  of  7400  square  feet  per  vacant  unit, 
compared  with  an  average  of  about  3500  square  feet  per  occupied 
unit). (135   Currently  operating  retail  establishments  include  a 
number  of  clothing  stores,  drug  stores,  bars,  restaurants,  hardware, 
appliance  and  furniture  stores,  and  even  a  musical  instruments  store. 
Market  studies  for  the  FT A  show  current  significant  shortfalls  in 
such  major  convenience  retail  categories  as  food,  prescription  drugs 
and  health  and  beauty  aids.  (14) 

•  Annual  Sales 

We  are  estimating  a  current  annual  sales  per  gross  ieasaoie  area  of 
retail  space  of  $100  per  square  foot—or  *25  million  total  annual 
sales  in  tne  Study  Area.   This  estimate  is  basso  on  two  sources.   We 
first  utilized  tne  methodology  and  data  developed  in  the 
Massachusetts  institute  or  Technology  Total  Studio.  Spring  1975. 
report  on  Dudley,  "Appendix  3:   Market  Analysis."   We  estimted  total 
income  for  tne  Dudley  Primary  Trade  Area  (Census  Tracts  803-803,  816, 
817)  ana  tne  Secondary  Trade  Area  (Census  Tracts  708-711,  801,  802, 
812-815,  818-821,  901-906,  913,  914).   we  did  this  by  multiplying  the 
number  of  households  by  household  median  income  for  each  tract  as 
given  in  tne  1980  U.S.  Census.   Total  income  tor  the  PTA  was 
$47,140,377  and  for  the  STA,  1198,150,424,  or  a  total  of 
$245,290,801. 
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Roxbury  Consumer  Expenditures  by  Retail  Category 

'.as  a  p s r c e n i a g e  of  income; 


Food 

Eating  and  Drinking 

Drugs 

Furniture  and  Appliances 

Auto  Sales 

Auto  Service 

Shoes  and  Apparel 

Hardware,  Building  Materials 

General  Merchandise 
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flaking  the  rough  apporximation  that  Dudley  captures  the  same  annual 
snare  of  this  market  as  it  did  at  the  time  of  the  Total  Stucio 
report,  we  find  the  following: 
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Dividing  totai  annual 
retail  space  in  use  i 
foot. 


saies  of  $i5.9i  million  by  totai  square  feet  of 
i  Dudley,  we  obtain  a  figure  of  *103  per  square 


As  a  check  on  this  metnoa,  we  also  iookea  at  DoHars  ana  Cents  of 
lrJ92BiD3  SiQiiCli   i?8 1 ,  prepared  by  the  Urban  Land  institute,  and 
found  that  tne  annual  median  dollars  oer  square  foot  of  qrcss 
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Based  on  the  formula  developed  in  MIT's  tvalua" 
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estimate  one  job. (15)   Tnerefore,  there  ars    currently  about  500 
retail  joos  in  the  Study  Area. 

Disinvestment  Scenario 


•  Square  h  e  e  t 
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search  ano  prevention  nave  estimated  that,  given 
ment  in  this  area,  we  can  conservatively  expect 
vi ronment  will  have  been  rendered  useless  from 
i   As  copulation,  income,  public  transportation, 
e  F'TA,  and  as  current  business  owners  retire  (the 
ent  proprietors  is  about  50  years,  so  we  can 
sfiient  rate  in  tne  next  15  years), (i7>  no  new 
attractea  into  the  area    ano  existing  businesses 
ors.   We  are  predicting  a  90);  vacancy  rate  of  tne 

of  retail  space  remaining  in  the  area,  leaving 
quare  feet  of  operating  retail  space--four  or  five 
b a b  1  y  a  second  hand  store,  a  high-priced  ''corner'' 
bars  and  a  liquor  store. 


•  Annual  Sales 

we  expect  that  sales  per  square  feet  will  o  e  low  tor  a  second  nand 
store  (about  $41/sq.ft.i  and  high  for  liquor  ana  convenience  stares 
($150  to  $200/ sq. f t . ) .  i 1 3)   Not  knowing  precisely  the  mix  ot  stores, 
we  are    assuming  the  current  annual  sales  of  HOO/'sq.  f  t .  ,  yielding  a 
total  of  only  $1,680,000. 

i  Jobs 


With  only  16,800  square  test  ot  utilised  retail  space, 


will  be  produced. 
500  current  jobs. 


Thi  s 


resents  a  loss  of  4aa  icb 


only  j4  joes, 
or  93 X  of  the 


Gentrification/Displacement  Scenario 

■  Square  Feet: 


we  are   assuming  fuii  utilization  ot  existing  retail  space  as  well  as 
the  development  of  approximately  163,000  square  feet  of  new  retail 
space  in  the  rehabilitated  Dudley  Station  (about  69,000  sq.ft.),  in 
new  buildings  on  Parce  10  '.about  35,000  sq.ft.  plus  parking.1,  ana  on 
the  currently  mostly  vacant  site  on  the  corner  of  Harrison  Street  and 


Melnea  Cass  Boulevard  (about  59,000  sq. 


) .   this  will  yield 


total 

of  532,000  sq.ft.  of  retail  space  in  the  Study  Area.   With  the  normal 
21    turnover  vacancy  rate,  we  can  expect  570,400  sq.ft.  to  be  in 


retail  use  in  the  area 


in  2001. 


On  Parcel 
parking. 


10  we  wouia  expect  tne  development  of  a  f o o a  market  with 

In  a  rehabilitated  Dudley  Station,  one  could  foresee  a  small 
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Q u i n c y  Market  type  development,  with  other  boutique  ana  specialty 
stores  developing  along  the  new  Washington  Street  hail,  and  perhaps  a 
new  ''trendy"  home  furnishing  type  store  (like  tnose  in  Brattle  and 


Putnam  Squares  in  Cambridge)  on  the  H  a  r  r  i 
words,  we  would  expect  the  type  at  retail 
anticipated  "yuppie"  population. 

•  Annual  Sales 


;on  street  site.   In  otner 
development  that  serves  t  n  e 


The  type  of  stores  that  we  are  projecting  in  this  scenario  tend  to 
have  a  higher  volume  of  sales  per  square  toot  (as  well  as  higher  rent 
per  square  toot.1  than  the  type  of  stores  currently  in  the  area.   For 
example,  a  supermarket  will  draw  about  $250/sq. f t . ,  a  jewelry  stare, 
$270/  sq.ft.,  and  special  apparel,  $i70/sq.ft,ti9)   we  are  therefore 
projecting  an  annual  sales  of  about  $140 /sq.ft. (20)   This  will  yield 
an  annual  sales  figure  for  the  area  of  $79,856,000. 

•  Jobs 

With  utilized  retail  space  increasing  to  570,400  square  feet,  there 
will  ds  a  567.    increase  in  ihs   number  of  joos.   The  total  number  of 
retail  jobs  in  this  scenario  will  be  about  1 , 141  — 641  more  tnan  tnere 
are  at  the  present  time. 


Popular  Control /Bal anced  Development  Scenario 

•  Square  Feet 


On  Parcel  10,  we  expect  the  development  of  a  supermarket  with 
parking.   Small  shops  i d r u g s ,  music,  clothing,  books,  barber,  etc.) 
will  be  developed  in  Dudley  Station.   The  storefronts  along  the 
Washington  Street  Mail  and  along  warren  Street,  when  fully  occupied 
will  continue  to  offer  the  same  type  and  range  of  goods  as  &rs 
currently  offered  for  sale  (e.g.,  hardware,  appliances,  home 
furnishings,  clothing,  drugs,  musical  instruments,  prepared  food, 
liquor,  etc.;  as  well  as  additional  commodities  and  services  now  in 


hart  supply 


thi 


area, 


•  H  n  n  u  a  i  a  a  i  e  s 


With  the  addition  of  a  supermarket  and  various  smaii  stores,  we 
expect  a  somewhat  higher  than  current  median  doi lars/sq. f t .  annual 
sales  and  s.rs    r o u q h  1  y  estimating  $125 /sq.ft.,  or  a  total  annual  sales 


•for  the  area  of  564,062,500. 

i  Jabs 

The  512,500  square  feet  of  retail  space  we  are  projecting  in  this 
scenario  will  produce  about  1,025  jobs--525  sere  jobs  than  currently, 
a  51%  increase. 

I  OFFICE  — SQUARE  FEET  AND  JOBS 

Current 

•  Square  Feet 

There  are    currently  319,000  square  f e e t  of  office  s o a c e  in  the  Study 
Area,  of  which  174,000  or  55%  are  vacant.   Of  34  office  units.  23  or 
68M  are    vacant.   Contrary  to  the  case  of  vacant  retail  units,  vacant 
office  units  are  significantly  smaller  on  the  average    than  occupied 
office  units  (about  7,600  square  teet  compared  to  13,000  square 
feet )  . 

•  Jobs 

Again,  utilizing  the  formula  developed  in  Evaluating  Development 

Imoacts,  we  expect  one  job  for  every  200  square  feet  of  office  space. 

Therefore,  currently  there  are    about  725  office  jobs  in  tne  Study 
Area. 

Disinvestment  Scenario 

■  Square  Feet 

Again,  assuming  tnat  arson  will  destroy  607.  of  usable  space  by 
2001,(21)  only  127,600  square  feet  of  office  space  will  remain  in 
2001  and  VOX  of  this  will  be  vacant,  leaving  only  12,760  square  feet 
in  office  use--one  or  two  units. 

•  Jobs 

Only  64  office  jobs  would  remain  in  the  Study  Area  in  this  scenario, 
resulting  in   661  or  99a  of  the  current  being  lost. 

Gentrification/Displacement  Scenario 

l  Square  Feet 

We  are    assuming  full  utilization  of  existing  office  space,  plus  aoout 
69,000  square  teet  of  additional  office  space  developed  in  part  of 
the  current  industrial  space  on  the  upper  floors  of  Puiioings  along 
Washington  and  warren  Streets.   This  totals  388,000  square  feet  of 
office  s p a c e ;  given  the  normal  27.    t u r n o v e r  v a c a n c y  rate,  we  expect. 


on  the 
200  i. 


avsraqe,  about  jSO.dOO  square  test  will  be  in  office  ussqe  ii 


•  Jobs: 

Office  joos  wouia  increase  from  725  to  1,903.   This  wouiq  produce 
1,173  more  jobs  in  the  qentr  l  f  l  cat  i  on  scenario,  a  627.  increase. 

Popular  Control /Balanced  Development  Scenario 

■  Square  Feet 

Our  expectation  is  that  existing  office  spsce--319, 000  square  feet-- 
will  ss  in  full  usage  in  2001;  with  a  2%  vacancy  rata,  tnis  will  :nean 
that,  on  tne    average,  312,600  square  feet  will  be  utilized  as 
offices. 

•  Job  5: 

Full  utilization  of  office  space  will  aean  1,563  office  jobs  in  the 
Study  Arsa--more  tnan  doubling  the  current  office  jobs. 

■  INDUSTRIAL  SPACE—SQUARE  FEET  AND  JOBS 
Current 

■  Square  Feet 

There  are  currently  99,500  sq.  ft.  of  manufacturing  space,  of  which 
8,500  or  87.    are  vacant.   Of  the  five  manufacturing  units  in  tne  area, 
two,  or  40*/.,  are  vacant.   Currently  there  ars    39,000  sq.ft.  ot 
warehousing  space,  of  which  2,000  or  5/.  are  vacant.   One  (20%)  of  the 
five  warenousing  units  is  vacant. 

■  Jobs 

l^§li;§5.in.2  Sey_§1.9_P_§ent  I§&§cts  estimates  one  job  par  550  square  feet 
of  manufacturing  space  ana  one  job  per  300  square  feet  of  warehouse 
space.   Tne  currently  utilized  91,000  square  feet  of  manufacturing 
space  yields  about  i a 5  jobs  and  the  37,000  utilized  warehouse  space 
yields  about  46  joas.  or  a  total  of  211  incustriai  jcbsd  in  tne  Study 
Area  currently. 

Disinvestment  Scenario 

■  Square  Feet: 


Assuming  our  r  o  u  •: 


'ule  of  thumb1'  that  60X  of  all  usable  sqace  will 


burn  bv  2001,(22)  oniv  .;-9,300  sq.  ft.  of  manuf  actur  i  no  and  lb, 600 


sq. 


of  warehousing  space  (or  a  total  of  34,400  sq.f 


ustri ai 


sqace)    will    remain    usaoie    in    ZQi 


ire    assuffl] 


t  n  ere    w i 


oe 


shift  tram  manufacturing  space  to  warehousing;  a  typical  syndrome  in 
declining  areas.   We  are  further  assuming  a  30'/.  vacancy  rate.   Of  the 
remaining  33,800  sq.ft.,  our  " a e s t  guess''  is  thai:  half  (19,400 
sq.ft.)  will  be  manufacturing  (probably  one  or  two  sweat  shops)  ana 
'naif  will  be  warehousing. 

■  Jobs 

Only  35  manufacturing  and  24  warehouse  jobs  would  remain  in  the 
area--152  jobs  would  be  lost. 

Gentrification/Displacement  Scenario 

•  Square  Feet 

In  this  scenario,  new  residents  will  not,  by  and  large,  be  working  in 
industrial  jobs  and  this  space  will  became  too  valuable  for 
industrial  use--mucn  higher  rents  and/ or  sale  prices  will  be 
collected  when  this  space  is  converted  to  otfice  and  residential 
uses.  As    are   therefore  assuming  there  will  be  no  industrial  space  in 
the  study  area  in  2001. 

•  Jobs 

Ail  211  current  industrial  jobs  will  os  lost. 
Popular  Control /Bal anced  Development  Scenario 

■  Square  Feet 

We  expect  full  utilization  of  existing  industrial  space  and  the 
development  of  additional  manufacturing  on  the  Harrison  Street  site 
(approximately  another  59,000  sq.ft.),  yielding  a  total  of  about 
197,500  square  feet  of  industrial  use  with  roughly  35,000  sq.ft.  of 
warehousing  and  163,500  sq.ft.  of  manufacturing  space. 

•  J  o  S  s 


Manufacturing  jobs  wouia  increase  by  14'J.    In  this  scenario.   132 
would  be  added  to  the  current  165,  totaling  297  manufacturing 
jobs  in  2001.   Warehouse  jgds  would  remain  at  their  current  level 
46.   Total  industrial  jobs  in  tne  Study  Area  will  be  aoout  343. 


I  SERVICE  — SQUARE  FEET  AND  JOBS 
Current 

■  Square  s-eet 


service  use  accounts  tor 
26,000  are    used  by  danks 


a  total  oi 


?  0  ft  0  0  s  q  u  a  r 


eet  or  wnic; 


duU  are  vacant,  leavino  ati,uuO  square 


f  s  e  t  in  use. 

•  Jogs 

l^iliiitLQS  y?Y°i9&i]ient  impacts  does  not  Suggest  a  figure  tor  jobs  per 
square  feat  ot  service  use  ana  we  are    utilizing  a  figure  midway 
between  that  used  for  office  and  retail  uses  —  one  job  for  every  350 
square  feet.   W e  estimate  that  there  are    currently  about  iBh    jobs  in 
the  Study  Area. 

Disinvestment  Scenario 

i  Square  Feet 

If  60%  of  this  space  has  c-urned  by  2001,  23,000  square  feet  of  the 
space  currently  used  for  service  will  remain.   We  assume  that,  in 
this  scenario,  oanks  ana  other  financial  services  will  leave  the 
area,    as  '.till    the  post  office,  wnereas  services  such  as  the  welfare 
and  food  stamp  offices  will  remain.   We  are  assuming  full  utilization 
of  tne  23,000  square  feet  for  these  type  services. 

■  Jobs 

Over  100  service  jobs  will  be  lost  in  the  area,  leaving  30  service 
jobs. 

Gentrification/Dispiacement  Scenario 

i  Square  Feet 


ization  of  tne  current  70,000  square  feet 


we  are    assuming  full  u 
for  service  usage.   we  assume  that  financial  services  will  constitute 
a  ;«uch    larger  percentage  of  the  service  usage  than  currently,  that 
the  post  office  will  remain  ana  that  services  such  as  the  welfare  and 
food  stamp  offices  will  not  De  included  in  tne  area. 

•  Joos 

we  anticipate  a  slight  increase  in  service  jobs  from  the  current  i  8  6 
tc  200. 


Popular  Control /Bal anced  Development  Scenario 


t  3 o  u  a  r  e  Feet 


We  are    projecting  an  increase  in  square  feet  of  service  in  the  area 
to  a  total  of  100,000  sauare  feet.   The  range  of  services  now  in  tne 
area    will  remain  ana  possibly  a  new  health  center  ana  another  Dank 
wi  1  i  be  adaed . 


•  JGb  = 


We  estimate  an  increase  c  +  approxinitely  100  joos  over  currerv 
ieveis--a  total  of  236  service  laoa  in  tne  area  in  2001. 
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poor,  see:   Marable,  Manning,  How  Capi_taii_5m  Unoerdeyel  ggea  Black 
America,  South  End  Press,  Boston,  1983.  especially  pp.  5  3  a  7  ,  "The 
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current  5HSA  average  of  2.83  persons/black  Household  ( 1930  U.S. 
Census)  ,  and  that  a  median  household  income  of  116,000  roughly 
corresponds  to  households  earning  $15,000  and  up/year  in  1979. 
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census  tracts  with  tne  Heaviest  black  population  in  the  South  End 
proper.  Census  Tracts  708  and  709  (excluding  the  Lower  Roxbury  area, 
which  is  only  considered  a  part  of  the  South  End  by  the  Urban  Renewal 
Plan),  we  find:   1)  even  in  Tracts  708  and  709,  the  black  population 
is  becoming  a  smaller  proportion  of  the  total  census  tract 
population.   Tract  703  went  from  S3. 72  oiack  in  1970  to  67.3%  Oiack 
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that  are  owner-occupied  compare  as  follows:   Tract  706=26.7%;  Tract 
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Project,  1932,  cage  43:   "Whole  nei ghdorhoods  can  be  decimated  ov 
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20.  Ibid.   This  -figure  is  similar  to  median  saies  per  gross  ieasaole 
area  tor  Regional  Shopping  Centers  in  the  Northeast--see  page  65. 

21.  See  footnote  id  above. 

22.  See  footnote  la  above. 
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SUMMARY  OF  FINDINGS 

There  is  a  definite  conn  action  between  the  decision  to  build  an  L  R  V 
on  the  Washington  Street  Corridor,  on  the  one  hand,  and  the  future 
d  e  v  e  i  o  p  in  e  n  t  of  the  Dudley  neighborhood,  on  the  o  t  n  e  r  .   Studies  nave 
snown  that  Lftv'  construction  does  promote  development  given  certain 
conditions  and  certain  policies. 


The  major  conditions  tor  the  successful  leveraging  of  an   LRV 
project  ars:       13  a  relatively  prosperous  regional  economy,  and 
balanced  transportation  structure  not  overly  dependent  on 
autoffiobi las .   Both  of  these  are  eminently  present  in  Boston. 


:;  a 


There  are  also  a  number  of  policies  which  can  promote  the 
leveraging  of  an  LRV  investment  into  successful  economic 
development.   These  include  adequate  financing,  joint  development 
capability,  local  rezoning.  etc.   An  outline  of  these  policies  is 
contained  in  the  recommendations  section  of  this  report. 

Because  the  danger  of  displacement  and  gentri fi cation  is  round  to 
be  serious  if  development  does  take  place,  a  series  of  additional 
policies  are  recommended  with  the  intention  of  insuring  that  the 
development  tnat  takes  place  benefits  the  Black  Community, 
particularly  working  class  ana  low-income  residents  of  the  Dudley 
nsia h b  a r  h  o  o  d . 

There  are  surprisingly  strong  advantages  to  building  an  LRV  and 
instituting  related  pro-development  measures.   The  difference 
between  the  Disinvestment  Scenario  and  the  other  two  scenarios  tnat 
were  elaborated  are  immense.   anile  a  cost/benefit  analysis  of  the 
LRV  construction  was  not  within  the  scope  of  this  project,  a  glance 
at  the  comparison  matrix  following  shows  major  differences  among 


scenarios  in  every  line  item  we  investigated, 
investments,  should  pay  -ror  itself  very  quick! 

Disinvestment  Scenario 


Pn  LRV,  ana  related 


if  disinvestment  continues  at 


-.went  v  y  ears,  u ' 


a  rate  that  has  prevailed  for  the 
:he  vear  2001  the  population  will  nave 
cropped  20%  to  less  than  13,000  people.  Per    capita  income  will 
decrease  from  $4,156  to  52.735  (1980  dollars,1  and  median  nousenoid 
income  will  ores  to  less  tnan  naif  of  that  citywide. 


Less  and  less  of  the  population  will  participate  in  tns  iao; 


force. 


i e  rate  of  participation  in  tns  area  i 


already  very  low-- 


.  i ., 


u n i y  id i.    o t  t n e  population  compared  to  Ob/,  c 1 1 y wide.   with  further 
disinvestment,  i  e  s  s  t  n  a  n  3  0 '.  of  the  population  will  be  in  tns  labor 
tores  by  2001.   The  composition  of  the  iaoor  force  will  cnanqe-- 
more  people  will  wor>;  in  unskiiiso  ana  minimum  wage  service  jobs; 

nearly  disappear  from  the  area. 


ndustr i  ai  jobs  w: 


The  raci ai /sthni c   composition 
the  same,  almost  entirely  blac! 


of  the  poDuiation  will  remain  about 
with  a  tew  Hispanics.   However, 


rather  than  serving  as  a  social  and  commercial  center  tor  the  Slack 
Community,  the  area  will  concentrate  the  poorest  and  ±east 
prosperous  activities. 

The  building  plant  will  continue  to  deteriorate  rapidly.   Arson 
will  claim  60";  of  the  build  environment  within  the  Study  Area.   Of 
the  remaining  300,000  square  feet  or  retail  and  office  space,  90/1 
will  lie  vacant,  inviting  further  arson.   industrial  soace  will  be 
used  almost  entirely  as  warehouse  sqsce--the  least  job  creating 
industrial  use.   We  have  not  attempteo  to  guess  the  potential 
fiscal  impact  of  this  loss  of  building  stock  to  the  city's  t a x  oase 
but  it  is  certain  to  oe  enormous. 


he  potential  impact  on  jobs  is 


so  drastic, 


.urrent i 


we 


estimate  tnere  are  over  1600  jobs  in  the  Dudley  Study  Area  and 
that,  with  further  disinvestment,  we  will  loss  almost  35).  of  these 
jobs  by  2001  {keeping  only  237  jobs  in  the  area).   Aside  from  jobs, 
the  loss  of  retail  activities  wiil  cost  the  area    over  $25  million 
in  annual  sales—only  77.   of  current  annual  sales  will  oe  retained. 

Gentrification/Displacement  Scenario 
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■  no  measures  ar; 
most  1 1  fc e  1  y  outcome  is  w n ; 
Gent i f i cat i on/ Di spi acement  Scenario,  hs  noted 
enario  looks  great  statistically.   But.  we  havs 
t  it  s  only  great  for  an  almost  entirely 
people  than  those  currently  making  the  Dudley 
commencal  and  cultural  center.   Current 
will  be  driven  out.   The  population  will 
s  present  numoer,  aithougn  radically  changed  ir 
half  of  the  black  population  will  oe  displaced 
essicnals  by  2001  and  the  median  nousenoc  meat 
while  the  per  capita  income  will  increase  f  r  o f 
to  $11,000  i  i  ?  S  0  dollars;. 


The  percentage  of  the  labor  force  unemployed  more  than  fifteen 
weeks  in  197?  was  twice  that  of  the  city's  1  a D o r  force  as  a  whole; 
we  can  expect  this  figure,  cased  on  analogous  census  tracts  in 
Boston,  to  become  halt  of  the  city wide  rate  and  tor  more  than  t w □ - 


: i r d s  to  o e  in  the  labor  force  i c o m o a r e d 


current  5 5 '/.   citywide 


and  33;;  in  tne  Dudley  Primary 

of  the  labor  force  will  also 

"managerial  and  professional"  category,  c  o m  p  a i 


'rads  Area)  by  2001.   The  composition 
?anqe--aver  half  will  be  in  the 


c  u  r  r  e  n  ■ 


The  amount  of  space  devoted  to  retail  and  office  use 
dramatically  in  new,  c o n v e r t e 0  ana  rehabilitated  t ac 
industry  wiii  virtually  oisappear  troa  tne  area.  Fr 
activities,  we  estimate  tnat  annual  saies  tor  tne 


will  increase 
ci  i  i  ti es  ,  while 
r o  m  tne  retail 

tUGV  MfEd  will 


i  n  c  f 


■•  a  s  e  d  v  oyer 


increase--oy  b! 

alone.   But,  industrial 

sales  and  office  work. 


two-thirds 'to  nearly  $80  million.   Jobs  will  also 
to  a  total  of  around  3200  jobs  in  the  Study  Area 
jobs  will  o e  lost;  new  jobs  will  be  in 
Most  of  this  new  labor  force  will  not  be 


aois  to  afford  ti 


■  e  in  the  Dudley  area, 


Popular  Control /Balanced  Development  Scenario 

This  scenario  presents  an  interesting  set  of  projections.   Thers 
will  ds  a  dramatic  increase  in  in  e  popuiation--40X  over  the 

current  total  to  27,000:  this  was  the  population  of  the  area 

;d  qen tr l f i cati on 


tnirty  years  ao; 


ihere  wi i i  as  same  contra; 


and,  although  the  area  will  remain  predominantly  alack,  the 
percentage  of  white  population  will  increase  somewhat—we  project 
607.  biack,  30X  white.  5%  Asian,  5^  other,  with  152  latino  !of  any 


■ace/ . 


"here   will    se   no   displacement 


5  1  ! 


: e  the  area.,    with  vast 


tracts  of  open  land  and  vacant  buildings,  can  accomodate  the 
immigrating  population  in  new  construction  and  rehabilitated 
buildings  without  loss  of  low-income  bousing  units. 

While  the  area  will  not  become  "wealthy"  it  will  become  on  par  with 
the  city  as  a  whoie--in  1930  dollars  this  meant  a  median  annual 
household  income  of  $12,530  and  a  per  capita  income  of  $6 ,555--raor e 
than  half  acain  the  current  income  levels  in  the  arsa. 


Retail,  office  and  industrial  soace 

creating  over 


in  use  in  the  Study  Area  will 
obs  and  annual  retail 
suming  the 

also  finally 


dramatically  increase,  creating  over  3000  jobs  and  annual  retail 
sales  of  164  million  in  the  Study  Area  alone.   Assuming  the 
Crosstown  Industrial  Park  adjacent  to  the  Study  Area  also  finally 
"takes  off'1  the  Dudley  area    can  oecome  once  more  a  stable  working 
class  community  and  the  commercial  and  cultural  center  for  the 
Boston-area  Biack  Community. 
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RECOMMENDATIONS 

ii  is  important  to  note  that  this  impact  study  cannot  pretend  to  be  a 
plan  tor  the  Dudley  neighbornood  development.   It  is  intended, 
however,  to  contribute  to  the  elaboration  of  such  a  plan,  as  well  as 
contribute  to  the  formulation  of  various  policies  tor  tne  area.   With 
this  understanding,  a  series  of  recommendations  are  outlined.   if 
enacted,  they  are    likely  to  produce  the  desired  outcome  —  tire  popular 
control /balanced  development  scenario. 


1, 


Build  the  LRV 


Build  tne  LRV  on  tne  Washington  Street 
Crosstown  Corridor  in  or  near  tne  Dudie 
Boulevard  or  New  Dudley  Street). 


,  o  r  r  i  o  a  r  and  i o c a l a  tne 
i   Area  iaiono  Neinea  Cass 


Ail  our  evidence  indicates  that  tne  LRV  is  essential  for  development 
in  the  area.       The  Crosstown  Corridor  should  oe  located  to  reinforce 
the  potential  for  the  LRV  devei apment . 


Whether  or  not  tne  LRV  can  be  strongly  justified  on  the  grounds  of 
ridership,  it  is  imperative  that  it  be  built  on  tne  grounds  of  the 
economic  impact  of  removing  the  Orange  Line  on  a  major  section  of  the 
city  of  Boston.   If  the  potential  benefits  of  building  tne  LRV  are 
weighed  against  the  potential  costs  ot  not  building  it,  the  estimated 
$25  million  price  tag  is  minimal.   The  LRV  can  be  built  in  such  a  way 
as  to  minimize  tne  objecions  of  various  groups,  including  part  of  tne 
Chinatown  community.   The  various  e n o i  n e e r  i  n q  problems  that  are 


connected  with  the  LRV  construction 


IQfflfllUnit'V  s  0£ 


t  can  di 


so; 


overcoming  tne  Lninatown 
r-eo . 


tstablish  s  Dudley  Area  Development  Authority 


interviews  indicate  that  experts  and  community  activists  are    in 
general  agreement  about  tne  damage  to  economic  development  in  the 
Dudley  Station  area  caused  by  bureaucratic  entanglement.   The 
economic  decline  and  continual  blighting  of  the 


(uc 


itation  area 


of  Koxburv  has  resulted  from  vears  ot  institutional  neglect  and 


a  a  s  e  \ 


a  centralized,  communit y ■ 


in  t  r  g  i 


eo  coordinating  iosnc 


:i  si 


no  c a d a ; 


There  are  a  large  number  of  agencies  and  public  entities  which  nave 
overlapping  powers  and  jurisdiction  in  this  area.   Their 
individualistic  behaviour  consistently  oamges  tne  possiaiiity  of  a 
coordinated  development  plan.   For  example:   i ;  disposition  of  tax 
delinquent  property  to  further  development  is  next  to  impossible, 
given  the  laberynthian  process  now  in  place:  2)    several  agencies  h  a  v e 
o o w e r  over  key  parcels  of  land,  but  they  are    ail  using  t h is  p o w e r  as 


:i  ciij  u  en  ! 


ccnseousnt i y  ,  notni 
develooment  are    frozen  bv 


* i    t  u n o  s  w n  l  c n  could  D e  a  v  a  1 1  a  o  e  ror 
nertia  and  lack  of  agreement:  and  4 


3a 


SC: 


political  clout,  both  partially  a  result  and  cause  of  this 


entanglement,  prevents  effective  lodbyinq  for  puoiic  investment  at 
funds  in  the  area.   The  lack  of  progress  made  on  the  Eiue  Hill  Avenue 
aevsl apraent  during  the  White  administration  is  a  good  example  of  this 
bureaucratic  entanglement. 


first  step  would  be  the  implementation  of 


To  reverse  this  trend, 
the  resolution  filed  by  Councilman  Bruce  Boiling  which  is  presently 
pending  before  the  City  Council.   The  resolution  calls  for  the 
establishment  of  a  "DUDLEY  TERMINAL  WORKING  COMMITTEE" .   However, 
to  ensure  the  effectiveness  ot  the  proposed  committee,  their  role  and 
power  should  be  expanded  beyond  the  mere  advisory  function  to  the 
Mayor  that  is  proposed.   Also,  the  composition  of  the  committee 
should  reflect  a  majority  voice  of  community  representatives  from 
both  the  community  organizations  in  the  area  and  area  residents. 

The  Working  Committee  (or  Dudley  Area  Development  Authority,  as  we 
suggest  it  be  constituted)  must  have  control  over  the  agenda  and 
program  decisions  to  rectify  the  present  process  of  insensitive  ano 
damaging  actions  which  have  impacted  adversely  upon  the  indiqinous 
population.   Therefore,  this  new  body  should  be  seen  as  an  authority 
rather  than  a  committee.   The  aetaiiec  legal  powers  of  sucn  an 
authority  need  to  be  explored  further,  but  the  legal  basis  exists  for 
its  f  o r  ra  a  t  i  a  n . 

Following  are  proposed  guidelines  for  the  authority: 

•  who  should  be  involved: 

30?.  of  the  Board  should  be  Government  Agencies--!  i  ke  NDEA,  BRA, 
Real  Property,  Heritage  Park. 

30%  of  the  Board  snouid  oe  local  CDC' 5  and  local  merchants. 

30%  of  the  Board  should  be  local  residents. 

10%  of  the  Board  should  be  business  people  ana  technicians  from 
outside  the  area. 

•  The  participation  of  the  local  CDCs,  merchants  ano  residents 
should  be  desiqned  in  sucn  a  way  as  to  reinforce  rather  than 


preclude  their  role  in  development. 
participatory,  democratic  and  honest. 

•  Role  of  the  Authority: 


Tpo 


n s  process  snouid  o e 


■  io  co or ain ate  various  eft 
e  To  promote  revital ization 
local   community. 

•  To  cut  r e d  tape. 

•  To  act  as  the  planning  acencv  for  t h 


r t- s  in  t n e  area. 

ano  reinvestment  controlle; 
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•  io  become  an  umbrella  organ  nation  involving  various  sectors 
and   actors. 

•  Powers  ot  the  Authority: 

•  To  develop  and  m a n  i  t c r  the  implementation  of  a  master  plan 
tar  the  area,  in  eluding  development  policy. 

•  To  review  ana  approve  p  i  a n s  by  any  entity  which  impacts  on 
the  D  u  d  1  e  v  Area 

•  To  control  foreclosing  and  acquisition  procedures  for  the 
area,  to  control  disposition  of  land,  including  eminent  domain 
--these  powers  are    to  be  transferred  from  existing  entities  to 
the  new   authority. 

t  Legislation  necessary  to  create  ana  empower  the  Authority  snouid  be 
advocated  by  the  City  and  State  governments. 

•  Funds  of  the  Authority: 

•  Linkage  money  snouid  oe  allocated  to  the  Authority 

•  The  Authority  should  oe  well  financed  with  Federal,  State 
and  City,  as  well  as  private  funds. 

■  The  Autnoritv  should  develop  innovative  ways  to  utilize  and 
leverage  existing  funds  for  development,  including  CARD  money, 
etc. 

■  Timing: 

Tms  Autnoritv  should  be  legally  instituted  and  in  operation  by 
the  end  of  1985  at  the  latest.   it  should  remain  operational  at 
least  through  the  vear    2001.   As  part  of  the  Authority's  mandate, 
periodic  external  evaluations  should  be  undertatcen  of  the 
Authority's  performance  as  well  as  of  the  various  development 
efforts  i n  the  area. 

•  Agenda: 

The  Authority  should  undertake,  with  all  expediency,  a  major 
bureaucratic  reorganization  of  the  area.   Once  in  place,  the 
major  agenda  of  the  Authority  must  o e  to  a c h i  e v e  and  maintain  t h e 
delicate  balance  between  encouraging  development  and  preventing 
displacement.   A  few  suggestions  foiiow  of  mechanisms,  if 
instituted,  that  might  assist  this  effort: 

■  Maximum  use  of  Environmental  impact  R s v i s w 

! n e  new  authority  is  urged  to  become  an  active  participant 
during  all  EiR  procedures  aiong  with  ail  otner  community 
organizations  presently  invoivea  with  tne  Study  Area. 


■;:i  naSSaC 


husetts  hn  vi  ronraentai  Foiicv  Act  ^fiE^A)  , 


require  direct  or  indirect  housing  displacement  as  a  factor  for 
consideration  in  an  Environmental  Impact  Review.   Although 
direct  housing  displacement  is  considered  on  an  informal  basis 
by  the  HEPA  and  subject  to  the  National  Environmental  Policy 
Act  (HEPA)  review,  neither  process  addresses  the  issue  of 
indirect  displacement. 
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onifiiend  the  rei  ntroducti  on  of  the  Neighborhood 
ization  Act  (NSAi,  before  the  Massachusetts  Legislature, 
was  previously  defeated  in  1978.   This  Act  attsmpteo  to 
the  HEPA  to  include  housing  displacement  as  a  requirement 


IK. 


he  Act  required  preparation  of  a  Neighborhood 


Assessment  for  certain  size  developments  and  a 
orhood  Stabilization  Plan,  Designating  parties 
sible  for  implementing  actions  to  minimize  negative 

This  Act  also  inciuaea  the  establishment  of  a 
lty  Assistance  Fund  oasea  on  a  development  surcharge  and 
hborhood  Review  Committee  to  oversee  the  process.   The 
on  of  indirect  displacement  shouio  be  incorporated  into 
introduced  version,  as  a  required  factor  during  review. 


hnforce  Linkage 

The  Boston  Linkage  program,  still  in  the  formative  stages, 
calls-  for  future  developers  to  contribute  $5    per  square  foot  oi 
office  space  created  in  excess  of  100,000  gross  square  feet, 
payaols  in  equal  yearly  installments  over  12  years  of 


occupancy i 


the  expected  process  is 


:hat 


i e  money  will  oe  p a i □ 


to  a  Neighborhood  Housing  Trust,  which  is  allowed  to  contribute 
money  only  to  projects  which  could  create  or  rehabilitate  low- 
and  moderate-income  housing. 

The  State  Legislature  could  greatly  help  municipalities  enforce 
linkage  payments  by  passing  enabling  legislation.   This 
legislation  could  also  define  the  guidelines  tor  fundable 
projects  by  the  linkage  payments. 

•  Other  Policies  and  Measures  to  Consider  to  Promote  Development 
and  Prevent  Displacement :( 1 5 

i  T a x  Increment  Financing  to  Promote  Development: 


Another  form  of  linkage,  which  doesn't  represent  either  an 
expenditure  of  current  tax  dollars,  nor  a  fee  charged  to 
developers,  is  known  as  tax  increment  financing  (TIF).   A 
bill  is  presently  before  the  State  Legislature  which  would 
enable  local  governments,  by  a  two-thirds  vote,  to  designate 
a  development  district,  similar  to  a  CARD  district,  and  set 
aside,  for  development  purposes,  a  portion  of  that  district'; 
projected  tax  revenues.   This  tax  increment,  represents  a 


forecast  of  cash 


1  ru 


period 


after  d  e  v e  i  o  p  m  e n  c 


av 


and,  as  such,  can  o  e  used  as  the  oasis  at  a  special 
obligation  bond.   The  proceeds  of  this  bono  can  oe  used  to 
initiate  new  development  and  revi tai 1 zati on  projects. 
Although  TIF  does  not  have    to  oe  exclusively  used  tor  housing 
(infrastructure  could  oe  one  alternative),  severs!  significant 
housing  prajects  ri&va    recently  been  financed  at  least  in  part 
through  this  mechanism,  tor  example.  Symphony  Place  in 
Minneapolis  (a  250  unit  development;. 


■  Property  Ta>:  Relief  ti 


'event  u i s p i a c  e  m  e  n  t : 


Legislature,  is  commonly  referred  to  as  a  ''circuit  breaker 
tax'.   This  tax  limits  property  tax  payments  for  those 
residents  with  incomes  of  less  than  $30,000,  if  the  tax  they 
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19 /a  bill  proposed  relief  equal  to  80S  of  the  amount  of 
property  tax  above  B%  of  income. 

•  Reinstitute  Procsrty  Tax  Exemptions  to  Prevent  Displacement: 


Following  the  recent  100%  revaluation  of  property,  property 
taxes  would  nave  increased  substantially  for  many  previously 
exempted  homeowners.   These  exempted  homeowners  are  the 
elderly,  veterans,  widowers,  orohans  and  tne  oiind.   A  Dili 
was  passed  that  protected  previously  exempted  classes  of 


resi 
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rase; 


exemption  lasted  only  for  one  year 
up  to  the  discretion  of  tne  locai 
of  their  revaluation. 
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is  left 


This  exemption  is  especially  important  for  exempts-; 
homeowners  wno  own  mui  ti -f  ami  1  y  dweilinas.   A  100% 
revaluation  on  t h i 
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can  o  e  levied  against  property  owners  wno  o  d  z a l n  a 
speculative  profit  by  tne  rapid  purchase  ana  resale  of  rea 
property  (such  as  happened  frequently  in  tne  B-BURS  proqra 
The  fee  can  oe  linked  to  two  factors:   i .'  tne  snorter  the 
holding  period,  the  higher  tne  fee;  and  2)    tne  greater  tne 
owner  s  qain  as  a  percentage  o:  basis,  tne  niqner  tne  fee. 


Develop  a  Comprehensive  Plan  -for  Site  Improvements 


par 


tne  LRV  construct; 


p  n  y  s  i  c ; 


i  renovation  o  t  tne 
Parts  o t  Washington 


Dudley  Station  area  should  be  undertaken, 

Street  should  be  converted  to  a  pedestrian  mall  with  LRv  stops  ana 
stores.   Traffic  should  oe  rerouted  to  the  periphery  from  Meinea 
Cass  Boulevard  to  New  Dudley  Street.   Tne  area  should  be  rezoned 
and  joint  aeveicpment  of  tarqet  sites  shouia  be  pursued. 


4.  Major  Renovation  of  the  Orchard  Park  Development  for  Continued 
Public  Housing  Use 

The  future  of  tne  Orchard  Pars  Housing  Development  is  a  vital  key 
to  the  future  of  tne  entire  neighborhood.   Sited  adjacent  to  tne 
Study  Area,  the  condition  of  this  development  has  a  strong  effect 
on  tne  image  and  economic  potential  of  the  area. 

Currently,  only  530  of  the  744  family  units  in  this  development  ars 
occuaiea.   As  part  of  its  city-wide  renewal,  tne  Boston  Housing 
Authority  is  renovating  parts  of  the  development  and  hopes  to  make 
the  currently  vacant  units  habitable  once  more.   However,  residents 
and  merchants  in  the  area    note  that  these  renovation  efforts  are 
far  below  the  level  of  improvements  being  made  by  tne  BHA  in 
developments  such  as  D  Street  and  Commonweal tn  and  reel  that  the 
3i  l  n  i  ai  a  1  renovation  of  Orchard  Park  is  a  symbol  of  continui  n  g 
neglect  of  the  Dudley  Station  Area  on  tne  part  of  tne  City.   iwhiie 
Columbia  Point  is  also  tne  object  of  attention  and  investment,  the 
transformation  of  that  development  into  a  middle-  and  uoper-income 


r a s i q a n 1 1 a i  c o m m u n 1 1 v  makes  it 


frits! 


inappropriate  model 


The  BHA  must  make  a  major  commitment  to  improvements  in  Orchard 
Park  in  order  to  achieve  any  revi tai i zation  of  tne  area.   These 
improvements  s  n  o  u  i  o  guarantee  major  structural  and  site 
improvements  as  well  as  support  for  social  services  neeeded  in  the 
development.   Improvements  should  oe  made  in  sucn  a  way  as  to  not 
Displace  current  residents. 


Develop  a  Local  Reindustrialization  Policy 


local  popularly-controlled  Development  Authority  should  undertake 
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a  study  Qi 
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is  tor  a 
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ai  development  policy. 


thi 


most  adequate  strategy  should  oe  promoted  and  implemented  through 
Autnori tv. 
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FOOTNOTES 

1 .   T  h  e  5  s  are  s  u  m  m  a  r :  z  e  d  f  r  0  (n  -four  Executive  Office  at  Communities  and 
Development  memos  tram  Langiey  Keyes.  Special  Assistant  tor  Poiciy 
Development,  to  Long  Term  Housing  Taks  Force...  dated  April  9.  1934. 
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